CONSERVATION
Memo 
To:  
Marcelina Rejwerska
From:
Buju Can Cetin, Conservation Officer
Date:
28/08/2025

Re:
Conservation Officer response

Application Number: PL/25/0721






Application Type: Listed Building Consent
 

Address: THE ROEBUCK, OXFORD ROAD, TILEHURST, READING, RG31 6TG
Proposal: Change of use from 21-room large HMO (Sui Generis) to 8x flats (C3)
Summary
Objection – The proposed change of use and works to the listed building and its fabric would harm the special historical and architectural interest of the listed building. Therefore, the proposal fails to meet Policy EN1 of the local plan and Chapter 16 of the NPPF. There is no heritage benefit. 

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 Act, Chapter 16 of the NPPF and Policy EN1 of the Local Plan. 
The proposed works, by virtue of their detrimental impact on the historic plan form, loss of historic fabric and unsympathetic design, 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. 
National Planning Policy and Guidance

The NPPF outlines government policy, including its policy in respect of the historic environment. Chapter 16 of the NPPF (December 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. “ 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 requires 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 that affect Listed Buildings are expected not to adversely impact the elements that contribute to their special architectural or historic interest, including their settings. 

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.”
Other Guidance
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 site relates to a two-and-a-half-storey 17th-century Inn and public house and its attached 19th-century hotel building, located between Oxford Road and the railway in Tilehurst. The building and its 19th-century extension are Grade II listed under number 1321914 (WEST WING OF ROEBUCK PUBLIC HOUSE, Non Civil Parish - 1321914 | Historic England). It is not located within a conservation area, and there are no heritage assets within its close vicinity, as illustrated below. 
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 The application site (circled in red)
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, 2024)

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

The official listing description of West Wing of Roebuck Public House reads as follows:

“OXFORD ROAD 1. 5128 (North Side) West wing of Roebuck Public House SU 67 NE 14/544 II 2. Probably C17. 2½ storeys grey and red brick of Flemish bond. C19 tiled roof with crested ridge. Retains catslide roof to west. 1 range of modernized windows. 2½ storeys to north with gabled dormers. 2 gabled dormers at different levels to west. Interior much altered. To east this building is attached to the later C19 brick and tiled building which is also part of the Roebuck.

Listing NGR: SU6712875432”
It should be noted that “An Inn differs from a private dwelling-house chiefly in having certain apartments and stores open to the public generally. In a private house all is private; but in an inn, one of the recommendations to the traveller is to see a well-stored larder, and a separate table. Another characteristic of an inn is the bar, or office, to which all enquiries are addressed, and from which all orders are issued. (…)” (…) “Inns and Public Houses for the country, like private dwellings there, as of various kinds, and include various degrees of accommodation, (…) In all of them the object is to provide entertaintment for the public; and consequently, the kind of accommodation afforded by the inn must be adapted to the ones of that portion of the public for whose use it is intended. Inns of every kind are the result of high civilisation, and the consequent intercourse of society by public roads, rivers, or canals.” (Loudon, J. C., 1833, An encyclopaedia of Cottage, Farm, and Villa Architecture and Furniture).
The listed structure is an inn that was later incorporated into a hotel through the introduction of a larger-scale Victorian building, as depicted on the historic maps and photographs. Whilst it lost its principal buildings, such as stables, coach houses, houses for corn, or poultry, the Roebuck Inn still retains its original building lines, timber frame construction system exposed internally, and its general look from the early 1800s. In addition, it is assumed that it is due to its unique location that an additional building was constructed within the curtilage. 
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Roebuck Inn, the OS Map of 1877 to 1878 (published in 1882)
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The Roebuck Inn, Oxford Road, Tilehurst, Reading, seen from the river bank, c. 1870. The steps by the railway cutting are visible, and the later hotel has not been built. 1870-1879 (from the Reading Library’s Archive) – The pub is also listed among Simonds Pubs (Pubs - Simonds Family Website) 
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Appearance of the Victorian Hotel, Roebuck Hotel, the OS Map of 1897 (published in 1900)
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The Roebuck Hotel, Oxford Road, Tilehurst, Reading, seen from across the river, c. 1889. The footbridge over the railway has not yet been built. 1880-1889 : glass negative, Box 22 No. 4456, by H. W. Taunt (from the Reading Library’s Archive) 
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The Roebuck Hotel, Oxford Road, Tilehurst, Reading, seen from across the river, c. 1904. The footbridge over the railway is visible, and there appears to be a set of buffers at the end of a siding on the railway embankment. 1900-1909 : photograph by Francis Frith and Company, No. 43006 (from the Reading Library’s Archive) 
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Roebuck Hotel, the OS Map of 1910 (published in 1912)
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The Roebuck Hotel, Oxford Road, Tilehurst, Reading, seen from the road, from the west, c. 1905. 1900-1909 : copy of an older photograph by the British Publishing Company Ltd., with caption, "The Roebuck, Tilehurst." (from the Reading Library’s Archive) – Original entrance of the 19th century hotel building is on the side.
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The Roebuck Hotel, Oxford Road, Tilehurst, Reading, seen from across the river, c. 1910. The footbridge over the railway is visible. There is a man on a punt in the foreground, by the nearer bank. 1910-1919: postcard by M.J.R., B., with the caption, "The Roebuck Hotel, Tilehurst." Black and white version of BRN no. 4626978 [picture] : Scan of a postcard (from the Reading Library’s Archive) 
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Hotel, the OS Map of 1938 (published in 1945)
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The Roebuck Public House, the OS Map of 1960 – Loss of the last outbuilding, today’s footprint
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The Roebuck (Hotel), 1970s (from the Council’s Historic Mapping Tool) – The listing period
The planning history of the property includes alterations dated 1970, information of which cannot be found, new residential development/building(s),  some external alterations in relation to the fire escapes and porch, while the only application for the interior of the heritage asset was 11/01428/LBC, which is not determined.  As such, it is hard to determine the alterations to the internal layout and original surviving features from the evolution of the heritage asset, along with the works, without consent.  Therefore, the exterior of the listed building should not be further altered, and the interior should be carefully treated. 
The photographs submitted for 11/01428/LBC show how the current interior elements of the listed building should look, along with the uses of the spaces, as given below. 
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Bar – the main characteristic of the pub is visible. This application (not permitted) was proposed to be removed, and new services are introduced in the most significant part of the building
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Surviving exposed timber structure highly contributes to the significance of the heritage asset

[image: image15.png]



The most altered space – kitchen – left photo -  is noted 
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First-floor bedroom – space of a very high significance
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First-floor bedroom (another) with considerable (?) alterations
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THE ROEBUCK HOTEL, OXFORD ROAD, READING.
Existing Ground Floor Plan

2011




Ground Floor Plan submitted in 2011 – Apart from the 19th-century hotel addition, the layout of the inn is similar to that of a small village inn or alehouse in the Encyclopaedia of Cottage, Farm, and Villa Architecture and Furniture. It should be noted that the original entrance to the hotel building was placed next to the existing inn entrance, which indicates that rooms were mostly within the hotel building, while the pub was a welcoming space for the visitors (possibly)
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Plan of small village inn or alehouse: a-porch, b-the tap room, c-the bar, d & e-parlours, f-kitchen, g-scullery
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Plan of the first floor in 2011 – the services are placed above the kitchen of the pub, appreciated. The hotel rooms accommodate en suite bathrooms and shared kitchens, indicating that the building has undergone considerable alterations without consent. 
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Second floor plan in 2011
Impact of proposal upon heritage asset(s) 
From the submitted Heritage Impact Assessment, I noted the following, which confirms that there were alterations to the listed building without consent. The current proposal seeks permission for a different use, introducing more alterations.
“1.5 While it’s authorised use remains a hotel, the Roebuck has been in use as an HMO since at least 2012. Proposals seek to convert the building into a series of eight residential units. Full details of the proposed conversion are shown on the application’s drawn submission.” 

From the submitted planning statement, I note the following, the details of which are required. Since it appears that the building was converted without permission and consent, the Council expects all existing survival features to be conserved in an appropriate manner. All external features should be preserved in the light of ideal principles. Some lost elements should be reinstated and incorporated into the current application(s). Otherwise, I cannot support them. The works to the listed curtilage should be listed together with their design and material details as well. 
“9. No external alterations are proposed to the building and only minimal internal alterations are required to enable the building’s conversion to create the eight proposed apartments.”

“10. Externally, the existing car parking areas will be retained so there will be two parking spaces for each apartment. In addition, a secure store for 16 bicycles (also two per apartment) will be provided on the north-west side of the building, and the existing bin storage area on the south-east side of the building will be retained.”

Whilst I find the significance assessment of the heritage asset well prepared and sufficient, I am unable to assess the impacts of possible window replacement (page 19), insulation (page 18) and internal works without a full list of works, including conservation works and details of them. Together with already carried out works without consent, the Council cannot support anything without details of the proposed works. 
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Submitted existing ground floor plan – compared with the 2011 plan – removal of the bar, insertion of new partition walls and en-suites/bathrooms without consent
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Current proposals for the ground floor – en-suites and shower rooms, and new partitions within the 17th-century building are not acceptable. Impact of proposed kitchens and bathrooms within the 19th-century building cannot be assessed without details of the extractor system and the relationship between the proposed bathroom for unit 3 with the adjacent chimney breast – total change of internal layout without details of partitions. 
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Submitted existing first floor plan – compared with the 2011 plan – insertion of an additional shower room on the first floor of a 17th-century building. No difference for 19th 19th-century part. 

 SHAPE  \* MERGEFORMAT 



Current proposals for the first floor – impact of the insertion of kitchen, staircase (?) to the 17th-century building cannot be assessed as there is no significant assessment made for the internal layout and features of the building. For the 19th-century part, instead of using existing services, additional services are proposed, which would harm the historic fabric. Having en-suites for all bedrooms is harmful. 
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Submitted existing second floor plan – compared with the 2011 plan (existing), additional bedroom in the 17th century building, very similar layout for the 19th century part, although some walls are noted to be drawn with different width 

[image: image27]
Current proposals for the first floor – no proposed change to the 17th century part, although existing and proposed finishes for floors, walls and ceilings should be confirmed. The bedroom in the 2011 plan appears as ‘store’ with a question mark. Proposed works for the 19th-century building would be more acceptable if the details were submitted. Harm could be minimal. 
Please note that the works to meet building regulations cannot be used as an excuse for the proposed works. All works for the listed building should be well-described and justified. The Council cannot make the full assessment based on a few details. 
Overall, the proposed change of use and works to the listed building and its fabric would harm the special historical and architectural interest of the listed building. Therefore, the proposal fails to meet Policy EN1 of the local plan and Chapter 16 of the NPPF. There is no heritage benefit. 
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 Act, Chapter 16 of the NPPF and Policy EN1 of the Local Plan. 
The proposed works, by virtue of their detrimental impact on the historic plan form, loss of historic fabric and unsympathetic design, 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

 FORMCHECKBOX 

Clarification required

 FORMCHECKBOX 

Object
Contact details

Buju Can Cetin, Conservation Officer

Burcu.CanCetin@reading.gov.uk
0118 9373125
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