CONSERVATION
Memo 
To:  
Marcelina Rejwerska
From:
Buju Can Cetin, Conservation Officer
Date:
27/06/2025

Re:
Conservation Officer response

Application Number: PL/25/0524 AND PL/25/0525
Application Type: Full Planning Permission AND Listed Building Consent
 

Address: 86 LONDON STREET, READING, RG1 4SJ
Proposal: Change of Use from Office (E) to Residential (C3)
Summary
Objection – Suggested reasons for refusal:

The application provides insufficient information regarding the significance of the building’s fabric and the specific impacts of the proposals thereon, to enable special regard and attention to be paid to the desirability of preserving or enhancing the character and historic fabric of the listed building as expected by sections 16 of the Planning  (Listed Buildings and Conservation Areas) Act 1990, the NPPF 2024 and Reading Borough Local Plan 2019.
The proposed works are considered excessive and, by their detrimental impact on the historic plan form, the hierarchy of rooms, and the loss of original elements and historic fabric, they would adversely affect the character and special architectural and historic interest of the listed building. The works would therefore cause harm to the significance of the heritage asset, contrary to Paragraph 215 of Chapter 16 (Conserving and Enhancing the Historic Environment) of the National Planning Policy Framework 2024 and Policy EN1 – Protection and Enhancement of the Historic Environment of the Reading Borough Local Plan 2019. 
Relevant policies and legislation
From the point of view of the historic environment, the main statutory tests are set out within the Planning (Listed Buildings and Conservation Areas) Act 1990. Sections 16(2) and 66 require that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess. 
Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 also requires the Council to pay special attention to the desirability of preserving or enhancing the character and appearance of designated Conservation Areas. 
National Planning Policy and Guidance
The NPPF outlines government policy, including its policy in respect of the historic environment. Chapter 16 of the NPPF (2024) 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. 
Paragraph 207 states, “In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. “ And Paragraph 208 says, “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this into account when considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation and any aspect of the proposal.”
Paragraph 212 of the NPPF requires that ‘when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation….’ And paragraph 213 says, ‘any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting) should require clear and convincing justification’. 

Paragraph 215 equires that ‘where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighted against the public benefits of the proposal…’ 

National Planning Practice Guidance on Historic Environment provides context to the NPPF.

Local Planning Policy and Guidance 

Policy EN1 ‘Protection and enhancement of the historic environment’ of the Reading Borough Local Plan sets out the Council’s aspirations for the historic environment. The policy requires that all proposals to protect and, where possible, enhance the significance of heritage assets and their settings, historic character and local distinctiveness of the area in which they are located. It echoes the NPPF by stating, “Proposals should seek to avoid harm in the first instance. Any harm to or loss of a heritage asset should require clear and convincing justification, usually in the form of public benefits”.
Applications which affect Listed Buildings are expected not to have an adverse impact on the elements that contribute to their special architectural or historic interest, including their settings. 

Policy EN3 ‘Enhancement of conservation areas’ of the Reading Borough Local Plan requires that development proposals within Conservation Areas contribute positively to local character and distinctiveness. This policy further states “Positive consideration will be given to proposals which take opportunities to enhance the character of conservation areas.”
Policy EN6 ‘New development in a historic context’ also requires “New development will make a contribution to the historic character of the area by respecting and enhancing its architectural and visual qualities and considering how heritage considerations can influence the design of new development. When determining planning applications for new development, the following factors will be taken into consideration:

a. The positive contribution of the development to the existing historic townscape (scale, height, mass, proportion, plot size, street form, materials, significant vistas and views, and open space);

b. Sensitivity to historic context;

c. Reflection of borough-wide major heritage themes that contribute to local distinctiveness (e.g. patterned brickwork or former worker terraced housing);

d. Whether development promotes and/or improves access to previously undiscovered or neglected historic significance.”
Market Place/London Street Conservation Area Appraisal is also a material consideration in determining applications for development.

Other

Historic England Advice Note 2 – Making changes to Heritage Assets illustrates the application of policies set out in the NPPF in determining applications for Planning Permission and Listed Building Consent.

English Heritage’s “Conservation Principles” provides policy and guidance for the “sustainable

management of the historic environment”.
Relevant heritage assets
The application relates to a handsome three-storey (with basement) mid-terrace Grade II listed building at 86 London Street, the historic high street of Reading to London. Dating from the early to mid-18th century, the listed building is a typical Georgian townhouse with some details added in later periods, including Regency and Victorian styles. The site is situated to the west of London Street, where a large number of listed buildings line up, and is located within the Market Place/London Square Conservation Area, as illustrated below.  
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The application site (circled in red), listed buildings (purple starred) and the conservation area (light purple area)
Significance of heritage assets
The NPPF defines significance as the “value of a heritage asset to this and future generations because of its heritage interest.”

The interest may be architectural or historic, as set out in the Town and Country Planning (Listed Building and Conservation Areas) Act 1990 Section 1.

“Significance derives not only from a heritage asset’s physical presence, but also from its setting.” (NPPF, 2023).
The official listing of 86 London Street (86 London Street, Non Civil Parish - 1113527 | Historic England) read as below:

“Summary

Terraced house, now a shop and flats. Built in the early to mid-C18 with later alterations.

Reasons for Designation

86 London Street is listed at Grade II for the following principal reasons:

Architectural interest:

*     as an early to mid-C18 townhouse which contributes to the character of an architecturally varied historic streetscape.

Historic interest:

*     as part of the urban development of Reading’s ancient core.

Group value:

*    the building is in close proximity to a large number of listed buildings and forms part of a strong historic grouping.

History

The first written record of Reading dates from the ninth century. Asser’s Life of Alfred (part of the Anglo-Saxon Chronicle) records a battle at Reading in January 871 between the Danes and the forces of King Ethelred and his brother Alfred, who would go on to become Alfred the Great. Reading is described in this account as ‘Readingum’, likely derived from ‘Readingas’, an Anglo-Saxon tribe whose name means ‘Reada’s people’ in Old English. By the time of the Norman Conquest of 1066, Reading had become a town of notable size. After Reading Abbey was founded in 1121, the town grew substantially, spurring cloth production, the establishment of the new Market Place, and what would today be known as London Street, an extension to the High Street that facilitated trade to and from London. By 1525, the town’s thriving cloth industry led Reading to become the largest town in Berkshire. In 1542, Henry VIII’s royal charter made Reading a borough. John Speed’s map shows that by 1611, both sides of London Street had been developed with continuous frontages for a considerable distance southward, beyond the modern junction with Crown Street-London Road. Several buildings which predate Speed’s map survive on London Street, some concealed behind later, brick façades. Following significant upheaval during the Civil War, the town flourished during the C18 and C19. Several developments during this period spurred further growth and prosperity, including the arrival of the Great Western Railway in 1840, improvements to the navigability of the River Kennet, and the growth of the local brewing industry. London Street became a fashionable part of town, especially after High Bridge was constructed over the River Kennet in 1788. The survival of many fine Georgian and Victorian buildings along London Street testifies to its prosperity during this period.

86 London Street was constructed in about the early to mid-C18, although it may have been altered in the C19. The building functioned as offices in the late C19. An ancillary building to the rear was demolished in the early 1990s and replaced with a new single-storey office extension, which was subsequently demolished. A connecting doorway between 86 and 88 London Street was inserted in the early C21. The building currently (2023) functions as a letting agency on the ground floor with private apartments above. It is also known as Albion House.

Details

Terraced house, now a shop and flats. Built in the early to mid-C18 with later alterations.

MATERIALS: tuck-pointed red brick laid in Flemish bond with timber and stucco dressings and clay tile roof coverings.

PLAN: a former terraced house of three storeys, now containing a shop (letting agents) on the ground floor and apartments above.

EXTERIOR: the main, east elevation faces the street and is three bays wide and three storeys high. The ground floor comprises, from left to right: two six-over-six sash windows with heavily moulded frames and an entrance doorway which has a moulded doorcase with two console brackets and a cornice. It contains a six-panelled door with brass door furniture beneath an elaborate, rococo-style transom light. A timber cornice separates the ground floor from that above. The first floor has four large Doric pilasters supporting a broad stucco entablature with metopes and a dentilled cornice. Between the pilasters are three six-over-six sash windows with moulded frames and keystones; simple geometric keystones to the outer sashes and a larger console keystone to the central sash. The second floor, or attic storey, has squat six-over-six segmental-headed sash windows with exposed sash boxes and a brick parapet with a stone coping. Behind the parapet is a tile-covered M roof. All of the sash windows to this elevation are flush with the brickwork. The basement has been painted white and contains two hopper windows behind iron railings.

The rear, west elevation is three bays wide with the ground and first floor painted white while the second floor is exposed red brick. On the first floor, there is a large 36-pane uPVC window to the northernmost bay and two eight-over-twelve timber sash windows to the other bays. The second floor is similar with a 36-pane uPVC window and two eight-over-eight sash windows.

Legacy

The contents of this record have been generated from a legacy data system.

Legacy System number:

39050

Legacy System:

LBS”
In addition to the listing description, during the Council’s officers’ site visit, it is noted that not only the external features of the listed building, but also the internal surviving elements reflect the Georgian design with Victorian additions: many plaster and timber mouldings such as deep cornices in high rooms (late 18th to end of 19th century) and wood cornices mirroring the design applied in spacious hall and window treatment, ceiling roses (in the late 19th century), and plain staircase with straight balusters and little carved decoration. 
Although it has not been confirmed yet, because the building was listed in 1956, while planning history indicates that it had been in use as offices until it was sold. That is, due to the continuous use and information gathered from the planning history, it appears that the interior of the building still displays high significance without major alteration to the layout, plaster and timber mouldings and use of period detailed interior doors. The principal rooms, including the principal original bedroom on the second floor, contribute to the original character of the building, as seen on the following photographs.
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The relevant planning history of the site, among which the refused ones are noted below, includes

· Change of use to offices - 1953

· Lavatory accommodation – 1954

· Use for sale of antiques on ground floor - 1969

· Alterations - 1971

· Single storey office extension – Single storey office extension

· LBC to alter and extend office building – 1980 – REFUSED

· Single storey rear extension – 1989 – REFUSED

· Demolition of existing outbuilding and single storey rear extension for office accommodation – 1992 – REFUSED

· Single storey rear extension to be used as a board room – 1992 – REFUSED

· Retrospective consent for the demolition of a lean to structure and curtilage buildings – 2006

· Formation of a walkaway between 86 & 88 London Street - 2006

· Formation of hardstanding for use as a car park at rear – 2006 – REFUSED

· Installation of CCTV cameras to front of building – 2006

· Landscaping proposal to rear of properties: including hardstanding for parking, new access arrangements, additional foliage and alterations to boundaries - REFUSED

· Blocking up of interconnecting door between premises - 2015

The historic maps and photographs of the application site and subject building also provide information on the evolution of the character of the building in parallel with the planning history. 
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Historic Map of 1853 (Left) and the OS Map dated 1876 (pub. 1879) (Right)
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The OS Map of 1898 (pub. 1900) (Left) and 1909 (pub. 1912) (Right)
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The OS Map of 1931-1932 (pub. 1934) (Left) and 1956 (pub. 1957)
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London Street, Reading. West side, c. 1935. Part of No. 88 (Albert George Bond, newsagent, tobacconist and confectioner); No. 86. 1930-1939 : photograph from the National Buildings Record, negative A44/2600 ((Reading Library’s Archive)
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London Street, Reading, c. 1974. West side. No. 86 (offices). 1970-1979 : original filed at Dynix 1250889 (Reading Library’s Archive)
Compared with the 1930s photograph, and based on the granted permissions for the site, it can be considered that after the change of use to offices, the building had alterations to the attic floor and roof that increased height of the second floor, alterations to the windows and removal of chimneys adjacent to No. 88. 
The historic maps also suggest that there was a rear extension to the main building, which was removed in the 1980s, affecting the rear elevation of the building. It should also be noted that the Council has not welcomed the additional elements to the rear elevation and hard standing in the rear garden.
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The OS Map of 1967 (Left) and Historic Map of the 1980s (Right – from the Council’s Historic Mapping Tool)
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Undated photograph from the Council’s archive, possibly in the 1970s, as the antiques shop use was granted in 1969, same as the existing
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Aerial View of 2006 (Left), 2013 (Right), and 2025 (Below)
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It is clear that the listed building and its curtilage have undergone some alterations, which resulted in external and internal alterations. Apart from the uPVC windows to the rear elevation, these alterations appear to be sympathetic, while the internal layout of the Georgian house service rooms, kitchen is in the basement, dining and drawing room on the ground and first floors facing the front. As such, both externally and internally, the façade organisation, elements and features, the internal layout, elements and mouldings form the significance of the listed building, while its green rear garden also contributes to the special interest of the building. 
The application site lies within the Character Area 1 – London Street, which is described by the conservation area appraisal: “In the late 18th and 19th century, London Street was one of the fashionable parts of town and many of the elegant houses which lined either side of the road still survive. Though altered, no longer in residential use and devoid of their spacious rear gardens, these are the properties which today add grandeur to the streetscene.” 
In the appraisal, among the positive and negative aspects in this character area, the ones below deserve attention:

“Character Area 1: Features that make a positive contribution to the historic character and appearance of the conservation area: 

• The unusual width of the street, which rises gently from the River Kennet with a slight eastward curve, creates a visually interesting townscape; 
• The high concentration of historic buildings on either side, many of which are listed; 

• The mix of architectural styles and periods with an overall majority of late 18th/19th century buildings; 

• The predominance of brick with occasional use of stone and stucco; 

• The strong vertical rhythm created by regular bays of aligned windows and doors; 

• Side alleys and streets which afford glimpses and views to east and west; 

• Prevalence of white-painted vertical sliding sash windows 

• The variety of historic architectural detail including pedimented doorcases, iron balconies and railings, timber shopfronts; 

Character Area 1: Features that have a negative impact on the historic character and appearance of the conservation area:

• Vacant commercial and retail space;

• Loss of original windows and front doors to modern replacements;
• Loss of original slate roofs and other architectural features such as gates and railings; • Plethora of signs and other street furniture, some of which may be redundant; 

• Garish shopfronts that do not respect the host building e.g. no. 45 London Street;” 

Impact of proposal upon heritage asset(s)
Proposed Block Plan
The proposed outbuilding would have a considerable floor area and depth that would be similar to one pile of the main building. Given its relatively contemporary appearance and constructed of timber, I would raise no objection. However, there should have been more comprehensive approach to the landscaping of the garden/design of the curtilage along with existing and proposed surface materials, footpaths, uses, etc. 

External Works – Window replacements

All windows of the listed building are proposed to be replaced. Although the submitted heritage statement includes “all existing sash window be replaced with a new one made to match the original in every respect. Attached survey report and existing photographs for more information.” The submitted Windows Report states that “Given the extent of deterioration, the window is no longer functional, secure, or safe. Repair has been assessed and deemed impractical due to the extent of the damage and the compromised integrity of the original materials.”  
During the site visit of the officers, it was noted that there is no evidence of existing original sash windows being beyond repair. It is not possible to assume that all sash windows are beyond repair, as the second-floor windows were replaced after the 1930s.  This is not acceptable. Each and every window of the property should have been analysed by a heritage specialist or CARE registered surveyor, not a window company, and based on the significance of their condition, some replacement may be proposed. However, without a scientific approach, the Council cannot accept the replacement of all windows. This is excessive.
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Existing second storey windows, and details of a timber sash window – in good condition
In addition, the submitted Pre-Purchase Building Survey Report proposes repair and decoration to the windows whose finish/paint is in poor condition, as list of proposed works given below:

[image: image23.png]Clear vegetation to rear elevation garden walls.
Change falls to rear paving to fall away from property
Repair and decorate external joinery.

Repoint front elevation walls and undertake localised
repairs to cracking.

Replace sagging uPVC windows.
Repair damp ingress issues to the basement.

Total (excl VAT)




Internal Works
The service rooms (kitchen and bathrooms/WCs) within the existing layout of the building are placed on the basement floor, which has a very little or negligible impact on the original layout and the historic fabric of the building. However, the proposed scheme includes en-suite bathrooms for every room on the first and second floors, including the principal and the ones with rich mouldings and surviving elements. From the proposed scheme, I understand that the proposal is for multiple occupation, not a single-family house; as such, these impacts would be harmful and not acceptable. There is no sensitive approach to the historic fabric or the original elements. ‘being reversible’ does not justify the harmful impacts of the proposal without considering the hierarchy of the rooms, their special elements, routes for pipes, electricity, heating, extractor system etc (none of which is included or considered in the application). 
Basement works might have a little impact on the building. However, there is insufficient information about which walls are later additions, how the upper structure would be impacted and how the kitchen extractor would work. In addition, for traditional buildings, chemical injections are not a suitable solution for the damp problems in the building. There is a lack of heritage experience for the proposed works, and therefore, it is not acceptable. 

There is no proposed change to the ground floor plan. There should have been some conservation works proposed for the surviving elements. There could also be some heritage benefits from the replacement of existing unsympathetic UPVC windows. However, there is no conservation approach. The building is not treated as a heritage asset, but as any building. 
First and second floor plans – insertion of en-suites for every room without a sensitive approach. Although the statement emphasises ‘external structure remains untouched’ the proposed plans include ‘The bathroom’s air exhaust system will be vented directly to the exterior of the building to ensure proper ventilation’, which would cause some harm and has not been assessed. 
To summarise, the proposal is not acceptable as it would generate less than substantial harm at the high-moderate level to the significance of the listed building. This change of use with the proposed scheme would result in considerable harm compared to the office use. There should be a heritage consultant with experience and a CARE-registered engineer who could provide proper analysis and suitable alterations and materials for the listed building. Therefore, I would recommend the application for refusal based on the following reasons: 
(1) The application provides insufficient information regarding the significance of the building’s fabric and the specific impacts of the proposals thereon, to enable special regard and attention to be paid to the desirability of preserving or enhancing the character and historic fabric of the listed building as expected by sections 16 of the Planning  (Listed Buildings and Conservation Areas) Act 1990, the NPPF 2024 and Reading Borough Local Plan 2019.

(2) The proposed works are considered excessive and, by their detrimental impact on the historic plan form, the hierarchy of rooms, and the loss of original elements and historic fabric, they would adversely affect the character and special architectural and historic interest of the listed building. The works would therefore cause harm to the significance of the heritage asset, contrary to Paragraph 215 of Chapter 16 (Conserving and Enhancing the Historic Environment) of the National Planning Policy Framework 2024 and Policy EN1 – Protection and Enhancement of the Historic Environment of the Reading Borough Local Plan 2019. 
Conservation response
 FORMCHECKBOX 

No objections

 FORMCHECKBOX 

No objections subject to conditions attached

 FORMCHECKBOX 

Clarification required

 FORMCHECKBOX 
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Contact details

Buju Can Cetin, Conservation Officer

Burcu.CanCetin@reading.gov.uk
0118 9373125
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