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Application Number: PL/26/0620







Application Type: Full Planning Approval
 

Address: 1A, New Road, Reading, RG1 5JD
Proposal: The erection of a dwelling with new vehicle access, parking, cycle and bin store with associated hard and soft landscaping.
Summary
No objection – The proposed infill development/ a new dwelling would result in loss of historic walls and would bring noticeable massing into the Redlands Conservation Area, leading to less than substantial harm. Given the proposed siting, scale, forms, design and appearance of the building are considered appropriate and reflect contemporary architecture, it would be a modest and subordinate addition meeting the criteria of Policy EN6 – New development in a historic context and balancing the harm as required by 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. 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.
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.”
Redlands 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 the land adjacent to No.1 New Road, with a door number 1A, which is situated within the Redlands Conservation Area, designated in 1991.
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 Redlands Conservation Area (light purple)
The Redlands Conservation Area is a compact Victorian and Edwardian suburb of Reading, distinguished by a wide variety of house types and architectural styles from the late 19th and early 20th centuries, most of which retain their original character and contribute to its historic value.

As described by the conservation area appraisal, much of New Road, which forms Character Area 2, and the south side of Upper Redlands Road had been developed by 1873 and are notable for their quieter, more intimate character compared to surrounding streets.

New Road is lined with smaller early Victorian houses and cottages, many of which preserve their original features despite some later, less sympathetic alterations. The prevailing architectural character includes: use of plain red brickwork, often relieved by grey brick bands between floors, low-pitched slate roofs, four-panelled doors with arched fanlights; glazing bar sash windows with 9 or 12 panes and brick front walls creating a sense of continuity and enclosure. 
The appraisal also emphasises the problems, pressures and issues that the conservation area faces. Among them, “design of new development” is emphasised as a major issue. 
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The application site on the OS Map of 1872 to 1877 (Published in 1883) (Above) and 1910 (Published in 1911) (Below)
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As illustrated above, it is noted that the application site has been undeveloped land, while the existing conservation area was built in the 1910s. 
Therefore, for this application, the significance of the Redlands Conservation Area is directly linked to its characteristics, including scale, form, materials, and architectural detailing, as well as the position of buildings in relation to highways and plot boundaries that have mostly preserved, and any new development should be well integrated within the characteristics and appearance of the street scape and Character Areas 2 of the Redlands Conservation Area.
Impact of proposal upon heritage asset(s)
The proposed development is for the erection of a new dwelling house/building located within a conservation area characterised by Victorian and Edwardian architecture in a suburb of Reading.  The building is expected to be an infill of contemporary/21st-century architectural work on the land on a Victorian street, which forms an important part of the significance of the conservation area, revealing all its key characteristics. 
The significance of the Redlands Conservation Area derives from its heritage interest of integrity and authenticity, constituting the evidential and historical value of this place since at least the 1870s. 
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The north side of New Road, Reading, c. 1910. Nos. 1 and 3, 5, and the terrace comprising 7, 9, 11, 13, 15, 17 and 19 are visible. 1910-1919 : postcard by P. O. Collier with caption, "New Rd. Reading, " numbered 508, from the Reading Central Library’s Online Archive

In relation to the ‘evidential value’ and ‘historic value’ Historic England gives clarity in Conservation Principles… 

“36 Physical remains of past human activity are the primary source of evidence about the substance and evolution of places, and of the people and cultures that made them. These remains are part of a record of the past that begins with traces of early humans and continues to be created and destroyed. Their evidential value is proportionate to their potential to contribute to people’s understanding of the past.” 

“39 Historical value derives from the ways in which past people, events and aspects of life can be connected through a place to the present. It tends to be illustrative or associative.”
“41 Illustrative value has the power to aid interpretation of the past through making connections with, and providing insights into, past communities and their activities through shared experience of a place. The illustrative value of places tends to be greater if they incorporate the first, or only surviving, example of an innovation of consequence, whether related to design, technology or social organisation. The concept is similarly applicable to the natural heritage values of a place, for example geological strata visible in an exposure, the survival of veteran trees, or the observable interdependence of species in a particular habitat. Illustrative value is often described in relation to the subject illustrated, for example, a structural system or a machine might be said to have ‘technological value’.”
Due to the location of the application site, it has not been occupied by any built form, it is sensitive and challenging to find a form of architectural expression appropriate for the site. That is, the proposed new form should show today’s building technology and architectural language that would blend in with the characteristics and appearance of the conservation area. 
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Location of the application site within the Redlands Conservation Area
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Application site and neighbouring properties at Nos 1 and 3 New Road
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View of New Road from the western end, application site within the historic environment
Block Plan 

The proposed dwelling would be positioned well set back from the front boundary and front building lines of historic buildings in the Redlands Conservation Area. Whilst it could be argued that the footprint of the new development would be slightly larger than some buildings, given that its rear building line would not extend beyond its neighbour and its two-storey section is relatively small compared with the existing dwellings of the conservation area, I find its location, siting, position and scale acceptable. 
However, I noted that the proposal includes removing a 3m section of the historic brick boundary walls to create a driveway, and that the existing soft landscaping/natural elements would be partially covered with a permeable hard surface for the parking space, bin store, and cycle store. This would result in the loss of a historic element and heritage value. 
Proposed form, design and architecture

The proposal would have a flat roof on the ground floor and a gable end facing New Road. It would constitute both contemporary and traditional forms, appearing to be inspired by the gables on the south elevation of No. 19 Redlands Road and the gables of the historic dwellings to the south of New Road. Also, I noted that a flat roof is a common feature of modern extensions in the conservation area. 
The proposed building would be constructed of patterned brick under a slate roof. The side elevation perceived when entering the street from Redlands Road would have a simplified design of a traditional chimney placed between two brickwork (hit and miss pattern), mimicking the shape and size of the proposed window openings. The proposed windows would have proportions similar to traditional ones with a large glazing. The only element that differs from the forms and materials from the characteristics of the conservation area is the thick horizontal banding dividing the ground and first floors. As such, the general design and architecture of the proposal appear to interpret certain characteristics of the dwellings in the immediate area: proportions, uniformity, building and roof lines, roof forms, window size, materials and colours with less ornamentation and detailing, leading the proposal not to dominate or compete with the historic and evidential values of the historic environment but bringing the contemporary design into it. 
The fact that the existing plot is open, informal, and has a grassed appearance, with a traditional front brick boundary wall and timber fencing surrounding it, is different in character and appearance from the rest of the conservation area. However, it is not a public open green space, and the pressure of development should be well guided so as not to bring replication of distinctive elements belonging to historic dwellings but modest infill of today’s architecture. Therefore, whilst there would be a loss of the historic brick wall, this would be partial, and while there would be additional impact due to the new built form and massing, I think the features and quality of the proposed design have the potential to outweigh the harm generated to the significance of the conservation area. In addition, the introduction of a green roof is another positive of the proposed scheme. 
To summarise, the proposed infill development/ a new dwelling would result in loss of historic walls and would bring noticeable massing into the Redlands Conservation Area, leading to less than substantial harm. Given the proposed siting, scale, forms, design and appearance of the building are considered appropriate and reflect contemporary architecture, it would be a modest and subordinate addition meeting the criteria of Policy EN6 – New development in a historic context and balancing the harm as required by Chapter 16 of the NPPF. 

Note: The details of the proposed permeable surface material should be submitted to the council.  

Conservation response

No objections

 FORMCHECKBOX 

No objections subject to conditions attached

 FORMCHECKBOX 

Clarification required
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Contact details

Buju Can Cetin, Conservation Officer

Burcu.CanCetin@reading.gov.uk
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