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Application Number: PL/25/1447






Application Type: Outline planning permission: Some matters reserved
 

Address: 19 PARKSIDE ROAD, READING, RG30 2BT
Proposal: The erection of four residential dwellings (phased) with associated hard and soft landscaping and parking with the construction of a new access from Parkside Road and Kearsley Road following demolition of outbuildings (outline application considering access all other matters reserved (appearance, landscaping, layout, scale))
Summary
No objection - It is considered that the proposed access would result in less than substantial harm at a low level to the significance of the locally listed building ‘High Hesket’ at 19 Parkside Road. This harm would be limited and could be easily balanced with the public benefits. Therefore, the proposed development is in accordance with Policies EN1, EN4 and EN6 of the Reading Borough Local Plan and Chapter 16 of the NPPF. 
Relevant policies and legislation
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 216 states, “The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset.”
National Planning Practice Guidance on Historic Environment provides context to the NPPF. Guidance defines non-designated heritage assets as “Non-designated heritage assets are buildings, monuments, sites, places, areas or landscapes identified by plan-making bodies as having a degree of heritage significance meriting consideration in planning decisions but which do not meet the criteria for designated heritage assets.” It also says “It is important that all non-designated heritage assets are clearly identified as such. In this context, it can be helpful if local planning authorities keep a local list of non-designated heritage assets, incorporating any such assets which are identified by neighbourhood planning bodies. (See the Historic England website for advice on local lists) They should also ensure that up to date information about non-designated heritage assets is included in the local historic environment record.”
Local Planning Policy and Guidance 

In line with the NPPF and NPPG, Reading Borough Council identified ‘High Hesket, 19 Parkside Road’ as a locally listed building on the 3rd December 2024. 
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 

“Historic features, areas of historic importance and other elements of the historic environment, including their settings will be protected and where possible enhanced. This will include:

· Listed Buildings;

· Conservation Areas;

· Scheduled Monuments;

· Historic parks and gardens; and

· Other features with local or national significance, such as sites and features of archaeological importance, and assets on the Local List.”

Policy EN4 ‘Locally Important Heritage Assets’ of the Reading Borough Local Plan requires that development proposals that affect locally listed assets require to demonstrate they conserve architectural, archaeological or historicasl significance, including the appearance, character and setting of the asset. This policy further states “Planning permission may be granted in cases where a proposal could result in harm to or loss of a locally important heritage asset only where it can be demonstrated that the benefits of the development significantly outweigh the asset’s significance.”
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. 
Other Guidance
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 the locally listed building known as ‘High Hesket’ at 19 Parkside Road, designed by a local architect, constructed in the 1930s with Arts & Crafts inspirations and used during civil defence in the Second World War. As illustrated below, located to the west of Parkisde Road in Southcote, the building has a considerable scale, attractive appearance and a relatively large garden to its rear.  [image: image1.png]


 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 listing description reads as follows:

“‘High Hesket’, 19 Parkside Road is a detached house of 1935 designed by Conrad Birdwood Willcocks in the Mock Tudor style characteristic of the inter-war years, drawing on the influence of the Arts and Crafts movement and the revivalist traditions of the period. Constructed of red brick laid in Flemish bond with a hipped clay-tiled roof and black-painted timberwork, the house presents an asymmetrical façade with projecting gables framed in mock timber and white render, tall Tudor-style brick chimneys, and casement windows with leaded lights. An attached red-brick garage lies to the north, and the recessed arched porch further contributes to the architectural character. The property retains a high degree of integrity, with original internal features including an elaborately carved newel post with animal motifs, fireplaces with glazed tile decoration, beamed ceilings, built-in cupboards, and other bespoke joinery.

The house was built for, and possibly by, Joel Williamson Henry Perrin, a Reading builder who served in France during the First World War and later became deputy chief warden of the Air Raid Precautions (ARP) in Reading during the Second World War. During this period the property was used as ARP Headquarters for Region 6 and by local army personnel, with an underground shelter providing further evidence of its wartime role. These associations give the building strong historic significance in relation to Reading’s civil defence during the conflict.

Willcocks, who began his career in Reading and became a Fellow of the Royal Institute of British Architects in 1920, was noted for his vernacular forms, careful brickwork, and bespoke interiors, qualities evident in this house as well as in his other works including All Saints’ Hall, Arthur Hill Baths, and the restoration of Watlington House.
High Hesket is therefore of special local interest for its architectural quality, its intact interior and exterior features, and its strong historic association with Reading’s wartime civil defence.”
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View of ‘High Hesket’, 19 Parkside Road
Impact of proposal upon heritage asset(s) 
This is an outline application seeking permission for the erection of four residential units/dwellings in the rear garden of ‘High Hesket’. However, I noted that this application is only for means of access, while all other matters are being reserved. 

Regarding the proposed works, from the application form, planning statement, and Design and Access Statement, I noted that there would be two accesses, both of which would use the existing accesses from Parkside Road and Kearsley Road. Although the submitted layout is illustrative and the application form states all materials for the new dwellings are to be confirmed in the following phases of the application, two access/driveways would have a new surface material, 7 additional parking spaces, and red brick boundary treatments.  
From the information provided/submitted and based on the illustrative development layout, I would like to make the following comments:

· The proposed access would utilise the existing ones to the front and to the rear, which would have a little impact on the setting – existing layout arrangement of the heritage asset. Because the access from Parkside Road would be situated to the south, away from the existing underground shelter, without any impact on the fabric and appearance of the building. As such, if access is needed, the proposed one is the only option for this site with the least heritage impact.
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View of the entrance of the underground shelter, contributing the evidential and historic value of the building referring to its role in civil defence
· Similarly, new development in the rear garden would also have an impact on the original layout with regard to the urban grain of this single plot of the locally listed building. The ratio of the rear and front gardens and the size of the original plot would be altered. However, it is considered that the proposed new size of the rear garden would be an acceptable size, although compared with the existing one, it would be radically reduced. 
· It appears that the proposed layout would follow the existing building lines and urban grain characteristics of the surrounding area. They would have gardens with soft landscaping with a considerable amount of natural elements. As none of the proposed dwellings would have a larger footprint or scale than ‘High Hesket’, they would not be competing features, while High Hesket would be easily noticed with its architectural features. As such, my conclusion is that the proposed would result in less than substantial harm to the setting of the locally listed building. 

· From the planning statement, I see that the benefits of the development proposal would be its response to housing need, financial contribution to affordable housing and social& economic benefits of construction. Because there should be a proportionate assessment of the significance and impact of the asset and the proposal, there is a high possibility that the benefits could minimise the harm. I would like to leave the final planning balance made by the planning officer. However, the proposed access are acceptable on heritage grounds with limited impact on the significance of the locally listed building. 
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View of the existing rear garden 
It is considered that the proposed access would result in less than substantial harm at a low level to the significance of the locally listed building ‘High Hesket’ at 19 Parkside Road. This harm would be limited and could be easily balanced with the public benefits. Therefore, the proposed development is in accordance with Policies EN1, EN4 and EN6 of the Reading Borough Local Plan and Chapter 16 of the NPPF.
Conservation response
 FORMCHECKBOX 

No objections

 FORMCHECKBOX 

No objections subject to conditions

 FORMCHECKBOX 

Clarification required

 FORMCHECKBOX 
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