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Application Number: PL/25/1454







Application Type: Householder Planning Application 
 

Address: 11 GLEBE ROAD, READING, RG2 7AG
Proposal: erection of a single storey side extension with sky light windows, erection of front porch, alterations to existing side extension including new pitched roof & sky light windows, replacement of existing roof tiles, render of all elevations, removal of existing garage door, extended overhang of front & rear eaves to match existing, insertion of solar panels & air source heat pump
Summary
Objection – The proposal, due to its scale, height, design, and materials, is considered excessive whose cumulative impact would adversely affect the character and appearance of the subject BTM, not respecting existing building lines and original architectural features of the building, failing to preserve or enhance the significance of Christchurch Conservation Area and the setting of Grade II* listed Christ Church. As such, the proposed development would be contrary to EN1, EN3 and EN6 of the Reading Borough Local Plan and would result in less than substantial harm to the significance of the conservation area. Therefore, the proposal cannot be supported on heritage grounds. If the application is not withdrawn, then it should be seriously revised. 
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. Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the Council to pay special attention to the desirability of preserving or enhancing the character and appearance of designated Conservation Areas.
Section 66 of the Act also requires 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 (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 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 weighed 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”.
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 states, “Development proposals within Conservation Areas must make a positive contribution to local character and distinctiveness. 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.”
Christchurch Conservation Area Appraisal is also a material consideration in determining applications for development.

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 relates to an Edwardian building at 11 Glebe Road, a non-designated heritage asset (building of townscape merit) located within the setting of Grade II* listed Christ Church and the Christchurch Conservation 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)
Historic England assesses significance in a similar manner, referring to evidential, historic, aesthetic and communal values of a place. 
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The Application Site (red circled) within the Christchurch Conservation Area (light purple)
The application site was included within the conservation area in 2024 when the boundaries were extended. The subject Edwardian building was designed by Montague Wheeler (1874-1937), a partner in the well-established practice of Hoare and Wheeler and a member of the Board of Architectural Education and the Anthroposophical Society. He is not only a local architect but also well known for being the architect of Rudolf Steiner House, the first and only example of ‘expressionist’ architecture in London and a listed building.

The design of the building, ‘Cotswolds-style’, draws attention and constitutes distinctive features of Edwardian Reading. The building has a distinct type of domestic architecture that emerged during a significant rebuilding phase in the late 16th and early 17th centuries. Characterised by multi-gabled facades, intricate stonework, and stone-mullioned windows, this style has its roots in the late medieval architecture of the region. It evolved into the 18th century and saw a revival in the late 19th and early 20th centuries, thanks to the efforts of Arts and Crafts architects and patrons (Historic England, Farmstead and Landscape Statement – Cotswolds – National Character Area 107). This applies to 11 Glebe Road, and therefore, the subject building was defined as a non-designated heritage asset in October 2024 by the Council and a building of townscape merit in November 2024 by the Christchurch Conservation Area Appraisal.
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View of the application site and subject building at 11 Glebe Road
The summary of special interest of the conservation area advises “The Christchurch Conservation Area comprises a tightly drawn, essentially Victorian/Edwardian suburb of Reading, loosely centred on Christchurch itself, a Grade II* listed building.” The subject building lies within the Character  Area 6.2 Christ Church, Vicarages and larger Victorian houses and the appraisal states “The Edwardian 11 Glebe Road was described by Pevsner ‘…free Cotswold seventeenth century style, otherwise barely seen in Reading’.” Apart from its individual features, its close visual relationship with the listed Christ Church, the building is the only building of townscape merit on the eastern side of Glebe Road, which should be noted. 
Impact of proposal upon heritage asset(s)
The proposed development has some potential; however, it needs to be amended/redesigned to be acceptable on heritage grounds, as it harms the legibility of the original facades of the BTM, while it has minimal impact on the significance of the Christchurch Conservation Area and the setting of Christ Church. 
Front Elevation

This is the elevation facing Glebe Road and has some visual connections and continuity with the listed Christ Church, especially the use of stone for the openings and colour of the existing render. The proposed development includes the erection of a new porch with a lean-to roof, expanding the whole façade/width of the building. Because this element ends above the first-floor window sills and it would screen the existing mouldings of the ground floor openings it would harm the architectural integrity of the principal elevation of the building. This element is considered the most harmful element proposed by this scheme, as it does not respect the existing architectural characteristics of the building and its visual contribution to the significance of the conservation area. As such, the scale, height, form, design and appearance of this porch would be unacceptable on heritage grounds. If a porch is a necessity, it should be with flat roof above the entrance door and adjacent window, not expanding to the whole façade and not screening original stone elements of the building. 
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Architectural characteristics of the subject BTM on its principal façade facing Glebe Road and in the setting of the listed Christ Church
Proposed alterations to the existing side extension, including the garage, are acceptable. Although the increase in height and the proposed roof form would not be ideal, the use of existing matching clay tiles would make the additional roof not detracting. I would recommend the proposed roof light to be flush with the tiles of the roof to make it less noticeable from the street scene. The use of aluminium as a material in dark grey colour for the new fenestration is acceptable. 
Northern Side Elevation 

Similar to their impact on the main elevation of the BTM, the proposed alterations to the existing side extension and garage would not result in a harmful impact, as they would look subservient to the main building. However, there are basic design problems with the proposed rear extension with regard to its height and scale, explained below.

Rear Elevation

Because this is rear elevation, it would not be visible. However, this does not mean that any design could be directly subservient or subordinate. There is a proposed double-pitched roof single-storey extension with a high ridge height that would cause the blocking of the architecture of the building and the first-floor window again.  Compared with the existing architectural elements, features and richness of the building’s facades, I find this extension to be a low-quality design that has no respect for the main building. This extension, due to its position, could be acceptable, and some balance could be reached. However, it needs to be revised with a lower roof height, less dominating the rear elevation. 

Southern Side Elevation

The impact of the new rear extension is also visible from this elevation, which is a disproportionate addition to the main building, an alien feature added. This extension should have followed the existing building lines with a lower height and a roof form that is less dominating. The rooflights should be flush with the existing roof slope, with no protrusion. Since there are some moldings/ornamentation on this façade of the building, made on the existing rendering, I am wondering how the proposed render would replicate or copy these features. 
Other Proposed Works and Cumulative Impact

· Replacement of all existing roof tiles- I do not understand the necessity of this as well as judging the existing architecture of the building and stating that there is no cohesive design (1). Compared with the quality of the proposed designs for extensions and alterations, I have concerns about the development being too excessive, not respecting the main building or its architecture. I think this application should have been submitted as a pre-app. I think the reason is the installation of solar panels, that are not shown on the roof plans but partially put in the design statement. This is not ideal and prevents the officers to assess the impacts of panels on the appearance of the building. 
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The existing roof is mostly made up of wide roof eaves, a common feature of the Edwardian architecture. The
applicant would like to replicate this feature on the front and rear elevations of the property to provide a
cohesive design throughout the whole external fagade. The replacement roof on the existing extension and the

newly proposed side extension roof will also include this design feature. Carefully consideration will be made
to replicate the existing design features, including wide facia boards, finials & brackets.




· Solar Panels could be acceptable, but they would have a noticeable impact on the southern side elevation. Although this elevation is not wholly visible from the street, there is a possible dominance of solar panels on the roof and roofscape.  I am unable to assess impacts, but I do think they would create some additional harm. 

· Render of all elevations – Proposed new material, silicone render, which is not a natural material, is proposed to be applied to all elevations of this traditionally constructed building. Any conservation specialist knows that for traditional fabrics, it is important to use natural materials due to the breathability of the historic fabric/construction of the building. 
In relation to this matter, the Council would like to warn the applicant and agent about the suitability of the proposed silicone for this historic building. It may cause problems in the future, threatening the life of the main building. K-Rend silicone is described as a water-repellent, cement-based, polymer-modified render. Cementitious systems are among the most harmful materials for historic buildings.

The proposed colour should match as closely as possible to the existing one due to the visual harmony with the listed church. 
To conclude, the proposed development, due to its scale, height, design, and materials is considered excessive whose cumulative impact would adversely affect the character and appearance of the subject BTM, not respecting existing building lines and original architectural features of the building, whilst failing to preserve or enhance the significance of Christchurch Conservation Area and the setting of Grade II* listed Christ Church. As such, the proposed development would be contrary to EN1, EN3 and EN6 of the Reading Borough Local Plan and would result in less than substantial harm to the significance of the conservation area. If the application is not withdrawn, then it should be seriously revised. 
Conservation response
 FORMCHECKBOX 

No objections

 FORMCHECKBOX 

No objections subject to conditions attached

 FORMCHECKBOX 

Clarification required

 FORMCHECKBOX 
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