CONSERVATION
Memo 
To:  
Louise Fuller
From:
Buju Can Cetin, Conservation Officer
Date:
13/05/2025

Re:
Conservation Officer response

Application Number: PL/25/0293 AND PL/25/0546
Application Type: Full Planning Permission AND Listed Building Consent
 

Address: Vuee Hotel, 2 Tilehurst Road, Reading, RG1 7TN
Proposal: Change of use from a hotel (Use Class C1) into 7 x 1-bedroom flats (Use Class C3), together with associated internal works to the listed building and external site works including 3 x car parking spaces, 8 x cycle parking spaces, soft landscaping and provision of communal external amenity space.
Summary
Clarifications Required – The proposal would have many heritage benefits. However, due to some problems with the drawings and justification for the fenestration replacement, the full assessment cannot be made. Revisions are suggested and expected by the Council. 
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.”
Castle Hill/Russell Street/Oxford Road 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 an attractive Grade II-listed Later Regency and Early Victorian villa, ‘ Bellevue’ (or Vuee) located on the corner of Tilehurst Road and Belle Vue Road within the Castle Hill/Russell Street/Oxford Road Conservation Area.    
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The application site (circled in red), Listed buildings (purple starred) and conservation area (light 
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)

Historic England assesses significance in a similar manner, referring to evidential, historic, aesthetic and communal values of a place.

The listed building's original site layout and footprint appear on the Board of Health Map (1853) and the OS Map of 1875 (published in 1879), showing the large landscaped garden of Bellevue, as illustrated below.
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Historic layout of the application site in 1853 (Left) and 1875 (Right)

The original curtilage was divided and separated to constitute Belle Vue Road and terraces on this street in the late 19th century. As such, the existing footprint of the listed building has remained the same while the original curtilage became smaller in size, as existing. 

[image: image4.png]At

Y

R 3e
bttm iukel N

N /FH./M\ ;

N 65.5./ 7 i
oy SVERY
R b




 [image: image5.png]



The Application Site on the OS Maps of 1898 (published in 1900) (Left) and 1909 (published in 1912) (Right)

According to the following historical maps, the listed building had some outbuildings within its curtilage from the 1930s to the 1970s but did not survive in the 2000s. 
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The Application Site in the 1930s (Left), 1950s (Middle) and 2002 (Right) 
It is noted that the application site and the listed building were converted into guest houses and hotel accommodations, while there have been many change-of-use applications to convert the building into HMO or flats in recent years. Therefore, the internal layout of the original building is not legible, although the main rooms of the listed villa still have architectural elements of the listed villa. 

The listed building's external features, on the other hand, such as bow windows, extra attic space, and raised basement, reveal it to be a large house of the period. The official listing descriptions for the subject building and its adjoining neighbours are given below:
2, Tilehurst Road
“1. 5128 SU 7073 12/365 21.1.76

TILEHURST ROAD (North Side) No 2

II

2. Previously called Bellevue. Built before 1839 as a detached 2 1/2 storey stucco villa on basement. Front: 3 bays the centre a 2 storey canted 3 window bay with round headed windows on ground floor, open arcade to basement, segmental attic window. Glazing bar and cross glazed sash windows. Central break is higher with pediment gable formed of bracket verges and eaves. Wings have impost string carried over centre and cornices and blacking courses with central panels surmounted by elegant oval shaped urns, possibly of Coade stone. Flight of steps to doorway to right, flanked by panels and with radiating and wreathed fanlight. Slate roof with prominent corniced chimney stacks. North front similar but grander with bullseye attic window and arched recess with urn over centre window.

Listing NGR: SU7065773078”
Internally, although there have been considerable alterations resulting in the loss of some architectural decoration and elements, it is noted that there are surviving staircases, cornices, skirting boards and picture rails in the main rooms of the building.  
Impact of proposal upon heritage asset(s)
A well-prepared heritage statement accompanies the application. There are drawings provided for proposed works to the windows and details of the proposed bin store, cycle parking and planting as well, which are appreciated. In principle, there is no objection to the new use and associated works; however, before the final decision, there is some need for clarification, which I explained in the following paragraphs. 
Listed curtilage

The proposal introduces soft landscaping, parking spaces for seven cars, cycle parking for eight bicycles, a bin store, and new surfacing, and retains existing trees, gates/entrances and garden walls. The proposed site plan includes them all and provides the main information about what the listed curtilage would look like in the future. I suggest this plan include further details on the following:
· Soft surface material – green areas

· Hardstanding/other surface material: This can be permeable, similar to grasscrete

· New gate on the side garden wall (design and materials)

Works to the listed curtilage would provide some benefit to the setting of the listed building and the significance of the conservation area. They would be acceptable, subject to the details outlined above. These can also be conditioned.  
External Works to the Listed Building

I noted that external works would include the repair and replacement of existing fenestration only. Whilst reinstating the window opening and the replacement of the front door would be beneficial, I would raise the following concerns, which require revisions to drawings and further clarifications. 

· The drawing for the elevations of the building does not show the existing front elevation correctly: The wings of the front elevation have 9 pane sash windows (1/3 x 2/3), which are possibly original. When compared with the historic photograph from the 1980s below, I suggest the original design should be retained. The proposed front fenestration design should replicate the ones in the photograph. 
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Belle Vue, 2 Tilehurst Road, Reading, 1987. The house later became a hotel of the same name. 1980-1989 [picture] : Photograph cut from a newspaper – Reading Library online archive
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Photograph of the existing elevation (02/04/2025), different from the submitted drawing 
· None of the elevation drawings show the urns, which form part of the special interest of the listed building and are mentioned within the official listing description. Therefore, revised elevation drawings should include them as well. The Council cannot approve drawings without them, which threatens their existence. Similarly, there are some missing details, such as stucco decoration on the parapets of the wings. As such, all existing and proposed elevations should be revised accordingly. 

· With regard to the window repair/reinstatement schedule, apart from the requirement for the revision, I have no objection to the blocked windows except for their design to match the original/photo above or the existing. I do not understand the reason behind all the side windows being replaced with modern ones. This is excessive and needs strong justification. I am against the loss of original windows. 

· The proposed slimline double glazing or alternatively internal secondary glazing should be well defined in relation to the condition of the windows. In formal applications, the agent and applicant should describe the exact work for a window so that the Council knows what is proposed. Using the words ‘or’ and ‘alternatively’ is not appropriate. We cannot say ‘or’ “will be repaired and retrofitted with slimline double glazing or fitted with an internal secondary glazing system” (page 7). If there is a planned condition survey for the windows, we can condition the proposed works for the windows. The Council will also need detailed external joinery details. I suggest that all windows be retained, except for those that are blocked or beyond repair. For historic ones, secondary glazing is acceptable. 
Internal Works to the Listed Building/Historic Fabric
· The relocation of the main entrance from the front to the side is considered to have a minimal impact and is reversible. As such, this is acceptable along with the new internal circulation, which is not harmful. 
· There are existing harmful partition walls dividing the principal rooms, which would be removed by the proposed internal works. It is highly beneficial that the Council has no objection. 

· The locations of new services, kitchens and bathrooms would be placed mainly using the existing service rooms. There would be some harm due to the additional kitchens and bathrooms. However, this would be balanced with the benefits of the scheme. 

· The submitted statements (both Design and Access Statement and Heritage Statement) mention the leaking roof and damp problems within the building. If any proposed works are to address these problems and solve them (there must be), they should also be included within the application. An additional statement can be submitted. 
· There are some original internal features which are expected to be incorporated into the proposed scheme and conserved. In relation to this matter/making good works a condition is suggested.

· There is a need for a schedule of works (all internal and external works proposed), all of which can be listed and detailed. The Council can also condition this as well. 

To sum up, the proposal is potentially acceptable. However, there are some inconsistencies and problems with the drawings, wording and fenestration works. As such, revised drawings and further clarification are required to complete this assessment. 
Conservation response
 FORMCHECKBOX 

No objections

 FORMCHECKBOX 

No objections subject to conditions attached

 FORMCHECKBOX 

Clarification required

 FORMCHECKBOX 

Object
Contact details

Buju Can Cetin, Conservation Officer

Burcu.CanCetin@reading.gov.uk
0118 9373125
2

