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Application Type: Listed Building Consent
 

Address: CAVERSHAM COURT, CHURCH ROAD, CAVERSHAM, READING
Proposal: Repair and conservation work to the Gazebo, Causeway, Stable Block boundary wall and gate piers, East (screen) wall gates and gates opening and buttress to the adjacent garden wall.
Summary
No objection subject to conditions – To summarise, the proposed repair and reinstatement works would address existing condition issues and damage to the heritage assets of Caversham Court Gardens in an acceptable conservation approach. Whilst the works for the gazebo include the introduction of modern materials, as the necessity of this is well explained and justified by the structural report, no objections are raised to them. There would be no harmful impact on the individual listed buildings and structures, registered park and garden, and the significance of the conservation area. Subject to the conditions suggested, the proposed works meet Policies EN1, EN3 and EN6 of the Reading Borough Local Plan and Chapter 16 of the NPPF. 

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 (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 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. 
Russell Street/Castle Hill 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 site relates to the listed buildings and structures located within the Grade II registered Park and Garden - Caversham Court Garden (Caversham Court, Non Civil Parish - 1000582 | Historic England) situated in the St Peter’s Conservation Area, namely: Grade II listed Riverside Garden Pavilion at Caversham Court (Riverside Garden Pavilion at Caversham Court, Non Civil Parish - 1113447 | Historic England), Retaining Walls to Raised Walk to Riverside Garden Pavilion at Caversham Court (Retaining Walls to Raised Walk to Riverside Garden Pavilion at Caversham Court, Non Civil Parish - 1154940 | Historic England), Screen Wall at North East End of Caversham Court Recreation Ground (Screen Wall at North East End of Caversham Court Recreation Ground, Non Civil Parish - 1113446 | Historic England), and Caversham Court Stables (Caversham Court Stables, Non Civil Parish - 1321972 | Historic England), as seen on the submitted location plan. 
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Location Plan showing the assets proposed for repair
The application site is also within the settings of Grade II listed Retaining Walls of Axial East West Garden Terrace Walk at Caversham Court (Retaining Walls of Axial East West Garden Terrace Walk at Caversham Court, Non Civil Parish - 1113448 | Historic England), No 20 (The Rectory) Including Garden Walls (No 20 (The Rectory) Including Garden Walls, Non Civil Parish - 1321971 | Historic England), Banksfoot at 43 Church Road (Banksfoot, Non Civil Parish - 1321969 | Historic England), Retaining Wall of St Peter's Churchyard (Retaining Wall of St Peter's Churchyard, Non Civil Parish - 1321934 | Historic England) and Grade II* listed Church of St Peter (Church of St Peter, Non Civil Parish - 1303560 | Historic England), as illustrated below. 
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 The Application site (circled in red), listed buildings with stars on them and the conservation area (light purple)
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 for Caversham Court reads

“Details

A C17 garden related to the former rectory (demolished early C20), now a public park.

HISTORIC DEVELOPMENT

Until the Reformation, Notley Priory in Bucks owned St Peter's church, Caversham and its rectory, it being surrendered in 1538 and sold into private ownership. Following the Restoration of Charles II in 1660 the Rectory was leased to Thomas Loveday (d 1681) who subsequently bought the property and probably laid out the garden; following his death it was leased to Christ Church, Oxford. By 1909 Caversham Court, as the Rectory was by then called, was sold by the owner Lt Col Caversham Simonds, whose family seem to have owned the property from 1799 (Markham and Arnold). It was again sold in 1931, and shortly afterwards the site was bought by Reading Corporation, the house being demolished in 1933, and the gardens opened to the public at Easter 1934. The site continues today (1998) to be used as a public park.

DESCRIPTION

LOCATION, AREA, BOUNDARIES, LANDFORM, SETTING Caversham Court lies at the heart of the oldest part of Caversham, on the south boundary of the town, close to Caversham Bridge which gives access across the River Thames from Reading. The 1.5ha site is bounded to the south by the river, and to the north largely by the churchyard lying adjacent and above to the north, this boundary being marked by a 4-5m high brick retaining wall (C18 and later, listed grade II). A large section of the wall, particularly that below the church, is of concave panels let into the bank, linked by piers, now (1998) much obscured by heavy ivy and other creeper growth. The wall stretches westwards to the west corner of the site, the western length having been used to support lean-to greenhouses in the C19 (OS). The garden lies at the south, bottom end of a slope from the Chiltern Hills to the north, having been dramatically terraced from the north boundary with the churchyard (which lies c 4m higher than the terraced garden compartment below) down to the riverside. The setting is urban, with views across the river from the garden to the former meadows beyond (now public open space). The church dominates views north.

ENTRANCES AND APPROACHES The main entrance approaches from the east off the A4074 Church Road, which connects Reading and Caversham with Wallingford to the north-west. The entrance, set back off the road and standing on an axis with the site of the former house c 10-15m to the west, is flanked by a 3m high panelled wall of flint and stone (early-mid C19, possibly A W Pugin, listed grade II). The wall largely encloses an open courtyard to the west, which lay in front of the former house. The wall continues south, forming the boundary with the adjacent rectory to the east and north, turning west to form the north boundary of the entrance courtyard. A further gateway is set into this northern section, flanked by wooden gates, giving vehicular access from the stable court to the north.

PRINCIPAL BUILDING Caversham Court stood towards the east side of the site, built around three sides of a courtyard closed to the east by a wall, with a doorway giving access to the present courtyard to the east. Originally timber framed and gabled, it was remodelled in the late C18/early-mid C19, apparently being gothicised externally, with work by A W Pugin. By the early C20 the entrance courtyard was dominated by a gothic entrance tower, crenellated and with four crenellated corner turrets (Sale particulars, 1931). At this time the south, garden front was also crenellated and stuccoed, with two full height bays at either end, the whole overlooking the terraced lawns to the south running down to the river. The house was demolished in 1933, and there are no visible remains.

The east-facing stable yard lies to the north of, and adjacent to, the site of the former house, entered via a short drive west off Church Road. The approach is bounded on the south side by mature lime trees, arriving at a gateway set into an extension of the flint-panelled wall around the entrance courtyard to the house. The cobbled yard, enclosed on the other three sides by ranges of buildings, is dominated by the tall, two-storey brick stables standing on the west side (mid-late C17, listed grade II), with a large detached coach house adjacent to the north (late C19, listed grade II).

GARDENS AND PLEASURE GROUNDS The garden is divided into two main sections to the north and south of an axial terraced walk running east/west through the centre, 50m north of the river. The southern section is entered from where the south, garden front of the house formerly stood, giving access onto the 100m long, low, gravelled terrace running west to east and forming the north boundary of the southern section of the garden, terminated at the east end by the garden boundary wall. The 20m length adjacent to the former south front gives onto a gentle grass slope down to the open lawn below. Extending 20m east from this, the terrace is bounded to the south by a brick terrace wall which formerly (OS 1898, 1932) supported a conservatory or other form of glasshouse on its south side at the lower level. The terrace walk extending 60m west from the former south front is also bounded on the south side by a 1.5m high, brick retaining wall (C17, probably rebuilt C18, listed grade II), broken towards the centre of this section by a short flight of stone steps flanked by stone gate piers. The north side of this section of the walk is bounded by a tall yew hedge. The walk leads west overlooking the terraced lawn below, and the river and former meadows beyond, arriving at the north end of the remains of a raised walk running south, supported by brick walls (C17, listed grade II), now overgrown.

The raised walk leads 20m south to a two-storey brick gazebo (early-mid C17, listed grade II), of square plan with a pyramidal tiled roof, with access on the north side via a door at first-floor level. The first floor, designed as a viewing platform, has windows (now boarded up, original frames possibly lost) set into each of the other three sides overlooking the garden to west and east and the river to the south and former meadows beyond, possibly formerly with views towards the centre of Reading (now obscured by C20 buildings). The ground floor of the gazebo is reached via two doors set into the west and east sides, that to the west with a rusticated flint surround. A path lying adjacent and to the east of the raised walk from the north leads south down from the west end of the axial terrace, giving access to the lower floor of the gazebo. From the east door a gravel path leads along the top of a grass bank, formerly running along the whole length, now running down the bank onto the lawn below which runs down to the riverside. Formerly the gravel path was aligned with the lower floor doors of the gazebo, so that with both doors open a view was gained into the garden compartment to the west (Sale particulars, 1927).

The terraced lawn, lying at two heights below the main east/west axial path and running down to the river, is divided by a low grass bank running west to east, and contains specimen exotic trees, together with shrub and flower beds. A small public convenience building in Picturesque style (?mid C20) stands by the east boundary.

West of the site of the former house, lying north of the axial walk and the large yew hedge, lies the other half of the garden, bounded on the north side by the tall, panelled, brick retaining wall, and dominated by the church above. Largely level, it is now (1998) used as demonstration allotments. The west end is partly divided from the former kitchen garden beyond by the remains of one of the retaining walls running north, from the raised walk from the gazebo to the north boundary wall.

KITCHEN GARDEN The site of the C19 kitchen garden occupies the west corner of the site, reached from the west end of the north garden section, and from the south garden section via the west door in the ground floor of the gazebo. The area, bounded to the north by the extension west of the north boundary wall, formerly contained several glasshouses, including a narrow peach house against the north wall. It is now used as allotments, dominated by a large brick boathouse/clubhouse (1997-8) standing in the west half.”

Riverside Garden Pavilion at Caversham Court

“Details

CHURCH ROAD 1. 5128 (South Side) Caversham Riverside Garden Pavilion at Caversham Court (Formerly listed as Caversham Court Garden) SU 7074 11/263A 22.3.57. II 2. Early to mid C17 probably. Said to bear date 1617. Built by the Lovedays of Caversham Court. Reached by a raised walk (qv) from the main axial terrace (qv). At the south-west corner of the garden. 2 storeys square plan, 1st floor timber framed and entered from raised terrace. The ground floor forms a battered basement and is built of brick. An early example of Flemish bond. Hipped old tile roof. The 1st floor room, intended to give a view of the river has original casement window of the "Ipswich" type to south and to east, and an original 6 panel door. The west entrance to the ground floor room has a rusticated surround of flint. The south side has a blind oculus which possibly once had cruciform opening. Altered doorway to east. Formerly had windvane dated 1663.

Listing NGR: SU7083374809”

Retaining Walls to Raised Walk to Riverside Garden Pavilion at Caversham Court

“Details

CHURCH ROAD 1. 5128 (South Side) Caversham Retaining walls to raised walk to Riverside Garden Pavilion at Caversham Court SU 7074 11/446 II 2. C17. Mostly brick, partly flint with brick banding and buttresses (to west). Varies from 8 to 5 foot high (lower to east, formal side). The retaining wall of the terrace walk is continued north up to the church yard retaining wall (qv) although interrupted by the allotments entrance (flint base with brick lacing courses, buttresses and upper courses).

Listing NGR: SU7083474829”

Caversham Court Stables

“Details

CHURCH ROAD 1. 5128 (South Side) Caversham Caversham Court Stables SU 7074 11/263 22.3.57. II GV 2. Mid-late C17 stables of now destroyed Caversham Court. Some alterations. 2 storeys, brick, with string at 1st floor level. Old tile roof. Ground floor has 3 stone mullioned and transomed 2 light windows, right hand part of ground floor thicker. The left hand door has small stone mullioned overlight. Stone label mould over ground floor windows. 1st floor has 5 small C20 casements. Modern extension to left. Cobbled courtyard in front. Large late C19 detached coach house to east. Enclosed to street by flint stepped wall with ashlar and flint gatepiers.

Listing NGR: SU7094874884”

Screen Wall at North East End of Caversham Court Recreation Ground

“Details

CHURCH ROAD 1. 5128 (South Side) Caversham Screen wall at north-east end of Caversham Court Recreation Ground SU 7074 11/445 II GV 2. Early-mid C19. Probably by Augustus Welby Northmore Pugin. Gothic. Flint on ashlar and brick basement. About 10 foot high with stone cope and occasional pinnacles. Brick lacing courses to south. 4 lancets to left. Entrances framed by 3 bays on each side with weathered buttresses and ogee-shaped panels. Returned to north in brick with chamfered cope. This part of the wall also has gateway, pcesunably formerly linking stable court: ogee headed archway, ashlar fronted to south, with 4 flanking bays (brick lined ogee panels to south). Part of wall realigned in early part of C20. Pugin attribution based on recollection of Marianne Loveday (former leaseholder).

Listing NGR: SU7097474835”

About the history of the application site / Caversham Court and garden, the St Peter’s Conservation Area Appraisal states, “Parts of the Old Rectory estate were sold off in the early 20th century, and the house, by 1920 known as Caversham Court, was purchased by the local authority and demolished in 1933. The pleasure gardens were retained as a public park and the productive grounds below the church later turned into public allotments. A Heritage Lottery funded refurbishment, completed in 2009, recreated the ‘footprint’ of the earlier houses, restored the listed 17th century gazebo and reinterpreted the pleasure grounds to illustrate their history.”
Among the summary of key characteristics, the importance of the site in the conservation area is emphasised  “St Peters Church and its tower, together with Caversham Court, dominate the CA.” (…) “The use of red brick and flint for boundary walls down St Peters Hill and into Church Road also serves to unify the area.”
Therefore, apart from their individual features, the composition of the buildings and structures in Caversham Court Garden, the application site has a significance in relation to its contribution to the views of the conservation area, as given below.  
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The official listing descriptions of the listed buildings located in the immediate area of the application site / Caversham Court also follow: 
Retaining Walls of Axial East West Garden Terrace Walk at Caversham Court

“Details

CHURCH ROAD 1. 5128 (South Side) Caversham Retaining walls of axial east-west garden terrace walk at Caversham Court SU 7074 11/447 II 2. C17 altered and retaining wall probably rebuilt C18. Supports a huge yew hedge behind the walk. Red brick about 4 foot 6 inches high. Stone gate piers to steps. The piers incorporate C12 corbel heads (probably from Reading Abbey) and fragmentary capping.

Listing NGR: SU7087374832”

No 20 (The Rectory) Including Garden Walls

“Details

CHURCH ROAD 1. 5128 (South Side) Caversham No 20 (The Rectory) Including garden walls SU 7174 11/444 II GV 2. Detached villa, 1843 with late C19 and early C20 alterations and additions. MATERIALS: Red brick with slate roofs. Iron verandah. PLAN: Rectangular main house of three bays with hipped slate roof. Single storey late C19 or early C20 flat roofed extension to east and verandah, probably of the same date, to south. Adjoining C19 flat to west.

EXTERIOR: Main roadside elevation to north onto Church Road. Of three bays and two storeys with central half-glazed front door with decorative fanlight. Door framed by brick piers with moulded stone capitals and cornice decorated with scroll work. Stone plat band divides the ground and first floors. Shallow and wide brick pilasters break up the building line. Hipped slate roof. Brick chimney stacks with stone caps. Windows have flat brick arches and original hornless sashes; also blind windows to maintain the symmetry of the facade. Adjoining two storey linking bay and further two storey bay to west under a hipped roof, both forming the adjoining flat at first floor level. Similar south elevation of three bays but with French doors at ground floor level opening onto an elegant and decorative iron verandah. East elevation of two bays with late C19 or early C20 single storey flat roofed extension forming balcony at first floor level. Wooden steps up to French doors on ground floor.

INTERIOR: Main house entered from the north into a hallway with decorative plaster ceiling and central staircase. Original features include: some original fireplaces in black marble on the ground floor and wood on the first; main staircase with stick balusters and a wooden handrail; cornices; moulded door surrounds and broad four panelled doors, and some surviving shutters. Both drawing room and dining room have been extended to the east and the position of the original end wall is apparent. Brick subdivided cellar beneath the kitchen and stairs. Service and storage rooms to the west. First floor landing has no natural light as a blocked round headed arch formerly provided access to what is now the adjoining self contained flat. Adjoining flat, accessed from stable yard is largely on the first floor with a staircase lit by paired ceiling lights. Other than its staircase/landing the flat is largely devoid of noteworthy internal features. SUBSIDIARY FEATURES: Brick outbuildings to south-west including coach house/garage. Dwarf garden walls to north which have lost their iron railings; earlier, probably C17, high brick garden walls to east and west of the house.

HISTORY: Caversham Rectory is believed to have been built in 1843 and this would equate well with the mid C19 history of the former rectory: The Old Rectory was located to the north-west of the present house. This had very early and certainly pre-Reformation origins, although may have been partially rebuilt after damage during the Civil War. This house was rebuilt again in circa 1840 when the family employed Augustus Pugin to build a Gothic mansion, at which time the property was renamed Caversham Court. It is therefore likely that the present rectory was built when the old rectory ceased to function as such and was aggrandised in the 1840s. Caversham Court was demolished in 1933 but its C17 garden survives to the west of the present rectory. The present rectory is certainly shown on the first edition Ordnance Survey map of 1879. In plan this was similar to the present building including an adjoining flat to the west, and outbuildings to its south-west. The rectory gardens are bounded in part by brick walls of much greater antiquity than the house. The 1978 list description suggested that these could be circa 1700 but they may be C17 and associated with the adjoining C17 Caversham Court gardens.

SUMMARY OF IMPORTANCE: Caversham Rectory is of special interest as a good quality 1840s villa with attractive features such as the handsome door surround with scrolled decoration and the iron verandah. It also retains many original interior features, including the main staircase, some fireplaces, plaster ceiling to the hallway and cornices. The earlier garden walls are also of particular note.”

Retaining Wall of St Peter's Churchyard

“Details

CHURCH ROAD 1. 5128 (South Side) Caversham Retaining wall of St Peter's Churchyard SU 7074 11/448 II 2. C18 or early C19. Red brick high wall retaining churchyard. Interesting design in that the piers are linked by concave sections of wall. 14 bays, with some black brick headers. Mostly 12 to 15 foot high.

Listing NGR: SU7087474868”

Church of St Peter

“Details

This list entry was subject to a Minor Amendment on 20 February 2023 to reformat the text to current standards

SU 7074
11/265

Caversham
CHURCH ROAD (south side)
Church of St Peter

22.5.57.

II*
Church of England. Of various dates from C12, principally C15 and high Victorian. Pleasant flint built parish church with Bath stone dressings and old tile roof. West tower (1878) of three stages with hipped roof screened by high corbelled parapet, by Morris and Stallwood. Four gables to east (chancel and aisles of equal height, vestry to north slightly set back). Nothing remains of the Norman church except for the south doorway with crude chevron and a reset window now in the Vestry.

Five bay nave with three bay chancel (lengthened 1924-25 by Sir Ninian Comper). C15 north aisle with good perpendicular east chapel which has angel busts on capital; square frame three light windows. South aisle added 1878 (by Morris and Stallwood) three bays with three light east window with intersecting glazing.

Interior: nave has kingpost and wind brace roof. 1674 Loveday memorial in south aisle. Montague vault in north-east corner. Norman Purbeck marble font.

Listing NGR: SU7088974892”
Constituting the Character Area A – Caversham Court and the Church, the conservation area appraisal provides further information on the significance of the application site which should be noted “This is the most historic and attractive part of the Conservation Area and the chief justification for its designation. As Church Road runs westward, it curves sharply to the right and then left as it begins to climb the deeply-wooded slope. The high walls and gates of Caversham Court Gardens, in mellow stone and flint, close this view, and the road beyond passes between a group of attractive historic buildings: timber-framed to the north and brick and flint to the south.”  
Impact of proposal upon heritage asset(s) 
The application is for comprehensive repair works to the damaged and deteriorated sections of listed buildings and structures in Caversham Court Gardens as follows: Riverside Garden Pavilion / The Gazebo, Raised Walk to the Gazebo/Causeway, the Stable Block east courtyard boundary wall and gate piers, the north boundary wall of the courtyard adjacent to stables, east boundary wall and gates of the entrance from Church Street. The conservation approach and proposed works are considered acceptable, and below is the Council's summary of the heritage assessment for each heritage asset. 
I noted that there were repair works carried out in 2008, some of which introduced new elements to the historic fabric, which are all included within the submitted structural statements and Heritage Statement. Although there is no provided significance assessment visually, given the nature of the works and previous interventions, I find the submitted documents well prepared and sufficient.  

Riverside Garden Pavilion at Caversham Court / The Gazebo

The external repair works proposed for the listed gazebo constitute the partial replacement of exposed timber elements, including treatment and repainting of the exposed timber frame, doors and windows. There are also proposed repairs with ties for cracks and repointing with lime mortar of brickwork and flintwork walls, and redecoration of rainwater disposal goods. Most of the works are like-for-like repairs and replacements; however, the following should be confirmed as detailed information is required: 
· Drawing of WG1 – the window - is different in the proposed drawing from the existing one. The entrance door of the Gazebo on the upper floor has knobs on the proposed elevation. These are small details, but the Council needs confirmation or clarification.  
· Code 5 lead flashing is proposed/annotated on drawings, while it is code 4 milled lead in the schedule of repairs for the gazebo.
· There is a proposed clear/matt Osmo Protection Oil finish or linseed oil for the finish of timberwork, including doors, which needs to be clarified. Is this ‘stained finish’ annotated on the proposed elevation drawings? There is also a proposed ‘treat with preservatives’ for timber-frame corner posts; therefore, I suggest a condition about this below. 

· In relation to the further investigations for wall plates, I suggest a condition as well. 

The works for the gazebo include structural repairs for the timber frame of the upper floor, which is a like-for-like replacement and minimal in scale, so that no harm is expected. Internally, the introduction of a new oak post on a brick plinth and a new concrete foundation to support the existing oak beam is considered necessary for the structural stability of the gazebo. Whilst the use of concrete is not ideal, as it would introduce a modern material into the traditional construction, it could be acceptable, given that it is the conservation engineer’s recommendation.  

Suggested Conditions
Any replacement material of flintwork, stonework, brickwork, plain clay roof tiles, timberwork, including all exposed and non exposed timber frame, windows, doors, and laths, and clay/terracotta floor tiles to be used in the repair works of the listed wall hereby permitted shall match exactly in type, material, colour and texture and be laid in bond, coursing and mortar bedding to match those found in the existing construction and design. 

REASON: In the interests of preserving the character and appearance of the listed building, its setting and the conservation area.
(The condition above applies to all structures in this application.) 

Prior to the commencement of any works in connection with the repair or replacement of the existing lime mortar and lime plaster surfaces, including internal floors, walls, and ceilings, details of the proposed lime mixes and final lime finishes (proposed lime wash) shall be submitted to and approved in writing by the Local Planning Authority. The works thereafter shall be carried out in accordance with the approved details. 

REASON: The application contained insufficient information to enable these matters to be considered prior to granting listed building consent, and the matters are required to be agreed in order that the works to the designated heritage asset are undertaken in an acceptable manner.
(The condition above applies to all structures in this application.) 
All repair works, including removal of loose flashings, deteriorated paint and finish to timberwork; raking out mortars; removal and replacement of defective original materials; and removal of vegetation, shall be carried out carefully by hand or by tools held in the hand, other than power-driven tools; and all original materials shall be stored in a dry and secure place for re-use. 

REASON: To ensure that special regard is paid to protecting the special architectural and historic interest and integrity of the building under Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

(The condition above applies to all structures in this application.) 
Following the inspection of the existing oak wall plates and prior to any further repairs to all timberwork, a schedule detailing the works, including finishes, shall be submitted to and approved in writing by the Local Planning Authority. The works thereafter shall be carried out in accordance with the approved details. 
REASON: The application contained insufficient information to enable these matters to be considered prior to granting listed building consent, and the matters are required to be agreed in order that the works to the designated heritage asset are undertaken in an acceptable manner.
Retaining Walls to Raised Walk to Riverside Garden Pavillion at Caversham Court / Causeway
From the submitted documents, I noted that the east wall was largely rebuilt with a stepped concrete foundation. There is a cavity wall constructed with blockwork, which is assumed to have been filled with concrete/reinforced. Similarly, the west wall was also rebuilt in 2008. The structural repair for the causeway recommends conducting an on-site investigation to determine the cause of the cracking in the flintwork. As such, there is a need for a condition for this work. Given these walls have been structurally and partially altered, localised rebuilding of flintwork by use of stainless steel is considered not harmful and acceptable. 
Suggested Condition

Following the localised investigations of the listed walls on site and prior to any repairs, a schedule detailing the works shall be submitted to and approved in writing by the Local Planning Authority. The works thereafter shall be carried out in accordance with the approved details. 
REASON: The application contained insufficient information to enable these matters to be considered prior to granting listed building consent, and the matters are required to be agreed in order that the works to the designated heritage asset are undertaken in an acceptable manner.
Caversham Court Stables, Courtyard Wall
The demolished courtyard walls of the listed stable block are proposed to be reconstructed on a like-for-like basis. Additionally, further investigations after the removal of the existing vegetation are proposed, while I noted that the works do not include the installation of gates. The works would be beneficial and, therefore, supported by the Council with the suggested condition below. 
Suggested Condition

Following the removal of the vegetation from the south wall and further investigation of the listed walls, and prior to any repairs, a schedule detailing the works shall be submitted to, and approved in writing by, the Local Planning Authority. The works thereafter shall be carried out in accordance with the approved details. 
REASON: The application contained insufficient information to enable these matters to be considered prior to granting listed building consent, and the matters are required to be agreed in order that the works to the designated heritage asset are undertaken in an acceptable manner.
North Courtyard (Screen) Wall and Buttress

It is proposed to reconstruct one of the stone buttresses of the wall to the north of the courtyard, as individual stones are displaced, along with repairing and repointing the flint wall. From the schedule of repairs, I noted that each stone would be surveyed and recorded to be used in the same place again. All works would be like for like in principle. Whilst there is a section ‘Samples’ that provides some information on the proposed materials, I understand this is a preliminary document that, based on further investigation during the dismantling or repair works, any additional intervention might also be required. Therefore, the condition above for the courtyard wall is recommended for these works as well. The proposal would be beneficial, subject to the materials being compatible with the existing/original. 
East Boundary (Screen) Wall Opening and Gates
Similar to the stable courtyard walls, north courtyard walls, and buttress, the replacement of the existing timber gate and localised repairs to the stonework of this wall are considered necessary and acceptable. New replacement oak gated would be an exact replica of the existing, which is not original, associated hinge pins and other metal elements to be replaced with new iron ones, and the gate opening reveal and stonework would be repaired like for like. As such, the works are beneficial. 
To summarise, the proposed repair and reinstatement works would address existing condition issues and damage to the heritage assets of Caversham Court Gardens in an acceptable conservation approach. Whilst the works for the gazebo include the introduction of modern materials, as the necessity of this is well explained and justified by the structural report, no objections are raised to them. There would be no harmful impact on the individual listed buildings and structures, registered park and garden, and the significance of the conservation area. Subject to the conditions suggested, the proposed works meet Policies EN1, EN3 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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Buju Can Cetin, Conservation Officer
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