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2787 50 Mount Pleasant, 
Reading, RG1 2TD2 INTRODUCTION

This Design and Access Statement has been prepared by Hives Architects on 
behalf of our client, Bloomfield Homes, owner of the site at 50 Mount Pleasant.

This document supports a Section 19 Listed Building variation of conditions 
application and Section 73 Planning Application to amend the approved 
application PL/23/1865 and the associated Listed Building consent PL/23/1866. 
The original application allows conversion from offices into 4 flats (2x 1B2P, 2x 
1B1). 

50 Mount Pleasant is an 18C. Grade II Listed Building (list entry 1113541). The 
property includes 2 main storeys, a partial basement level, roof space with loft 
storage above, and modern poor quality 20 c. single storey rear extensions. 

The main building structure comprises largely of solid masonry walls and timber 
framed roof with plain clay tiles. The floor structure at ground level is partially 
timber, above the basement, and has ground bearing paving slabs elsewhere. 

The rear extensions are built from varying materials over time, including 
blockwork, brick and timber frame. The roofing materials included corrugated 
metal, bituminous felt and thin modern slate. These outbuildings are largely 
previously removed due to issues with instability which were discussed with the 
council at the time. 

This application for changes to the approvals is largely to ensure compliance 
with building regulations and also to improve the layouts, and improve the 
proposed facades to the new built elements. This application will be followed 
shortly with a further full planning and LB application to further rationalise the 
design through a scheme where the extensions will be full width along the rear 
of the building, to allow more useable garden space, and better outlook, and 
proportions of the new room.

The document should be read in conjunction with other information supplied 
with this application:

Information by Hives Architects:
2787 C001 Planning Letter
2787 C002 Design and Access Statement (this document)
2787 200 Site Location and Block Plan
2787 201 Existing Plans with Alterations to Existing Fabric
2787 202 Proposed Plans
2787 203 Existing and Proposed Elevations
2787 205 Proposed Interior Finishes
2787 107 Proposed Wall, Roof and Floor Types

Information by Heritage Fusion (heritage consultants) - Drawings relating 
specifically to original fabric
2249-PH01 P1 Front Elevation
2249-PH02 P1 North elevation
2249-PH03 P1 West elevation and Interiors

Information by Alladio Sims GS (landscape architects)
AS1926 50 Mount Pleasant Reading Proposed Garden Layout
AS1926 50 Mount Pleasant Reading Landscape Information Pack

Information by Build Energy (SAP consultants):
BREEAM Domestic Refurbishment Pre Assessment V2

Information by Fire Safety South East (fire engineers)
FSSE - Fire Strategy - 50 Mount Pleasant RG1 2TD - v1.1

Information by Bloomfield Homes (client)
Construction Method Statement
Demolition Methodology

Relevant planning applications
New Section 73 Planning Application Ref:PP-15055775
Approved Full Planning Application PL/23/1865 
Approved Listed Building Consent Application PL/23/1866

Resubmitted reports from the original application:
Heritage Statement; Structural Engineer’s Report
Below Ground Drainage Specification - Revision A
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2787 C001 PLANNING LETTER EXTRACT - 
SUMMARY OF THE PROPOSED CHANGES

We were not involved with the original planning application, apart from preparation of one 
elevations drawing. Our involvement continued with appointment to clear the planning 
conditions.

As we have received an improved survey, small changes were required to the original 
building fabric:
• • Not all chimney breasts and built-in cabinets were shown on the original survey. 

Internal layouts needed to be updated to match this.
• • Levels were not provided to rear garden. Stepped access was provided to address 

the differences between the neighbours. Rear garden layouts and bin/bike store 
layout needed minor changes to match this.

To achieve building control compliance, some other changes are needed, mainly for fire, 
acoustics and thermal performance.

Fire:
• • The existing lath and plaster ceilings cannot be relied upon to separate the flats 

adequately in case of fire, thus new independent ceilings are proposed. Lath and 
plaster is fragile and prone to collapse if partially removed, thus it is proposed to be 
removed fully. The new independent ceiling is proposed to be a certified lightweight 
system from British Gypsum.

• • Existing doors cannot be relied upon as fire-safe door sets, which are required to 
new protected corridors and shared lobby. Keeping the non-original doors poses a 
risk to new residents; thus they are proposed to be replaced with matching fire 
doors. Good quality existing doors are proposed to be reused where there are no 
fire requirements.

• • Existing timber panelling poses a risk within a protected fire lobby, thus it is 
proposed to be treated with fire resistant coating so it can be retained.

• • Some of the existing walls are required to provide fire separation between the 
flats. Where the construction is deemed insufficient, new linings are proposed.

• • A new AOV (smoke vent) is shown to the protected lobby to comply with Part B fire 
regulation amendments from 2026.

• • Protected lobbies are now shown to flats as per guidance by our fire engineer.
• • The Flat 2 entrance has been repositioned to the front, as the distances were too 

great for fire vehicle access if this door was blocked up as originally proposed.
• • Skylights next to neighbouring flats are now shown as fixed fire rated skylights 

where required
• • Fire alarms, mains and emergency lighting is now proposed as shown

Acoustics:
• • Party walls and floors between flats need improvements to achieve building 

control compliance. This will be achieved in conjunction with fire separation 
requirements. New, lightweight linings and partitions are now shown to party walls 

and bathrooms, where existing masonry or timber construction was deemed 
insufficient.

• • In addition to fire lining to ceilings, new acoustic insulation is shown to provide 
acoustic separation between floors, which is required by building regulations part E.

• • Secondary glazing is proposed to improve acoustic (and thermal) performance to 
windows

Thermal performance (part L) and BREEAM
• • To address condition 10, which requires a BREEAM ‘very good’ rating, various 

changes were required to existing building fabric.
• • New insulation has been proposed to existing building floor and roof. Walls were 

excluded from insulation upgrade due to timber panelling and window details 
preventing insulation to be added.

• • Solar panels were added to balance energy use and reduce reliance on fossil 
fuels

• • Secondary glazing and resealing is proposed to existing windows
• • New external walls, floors and roofs are proposed to be high-performance, to 

offset the existing fabric’s performance.

We have involved a heritage consultant specialist to ensure we could minimise potential 
impact to the Listed Building and to advise on improvement and repair required to 
existing fabric. Please refer to drawings 2249-PH01, 2249-PH02 AND 2249-PH03 By 
Heritage Fusion for a schedule of repairs and information required to clear condition 3 of 
the listed building application PL/23/1866.

Other changes:
• • The existing extensions in the rear garden of the listed building are largely modern 

and are all proposed to be replaced, where not already collapsed or removed 
previously. The permission allows for the removal of the extensions, and without this 
it would be incredibly challenging to achieve modern thermal standards required by 
BREEAM, including air-tightness and thermal bridge-free construction.

• • The SVP to the front of the building was rerouted to the side elevation to minimize 
impact on the front and improve street elevation appearance, whilst ensuring a good 
SVP connection to the new bathrooms

• • New extract vent locations and penetrations are shown to new bathrooms and 
kitchens

• • The bin and bike store has been improved and has further detail added
• • The glazed link was omitted as it would impact thermal performance, fire spread 

and risk of overheating. Regular and smaller roof lights are proposed instead
• • The new extensions are now proposed to be brick, in line with the same material 

and bond to match the new party wall, as timber cladding was deemed to be out of 
character, and less durable.
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The site is located at the heart of Reading along Mount Pleasant road - a sustainable 
location, with a wide variety of local amenities and transport links nearby. The street 
is mostly residential in nature, however there are some educational, leisure and 
business facilities. 

There are numerous public green spaces available nearby for residents to use, 
including Spring Terrace (350 m), Aveley Walk Play Area (650 m) and Swainstone 
Road (750 m). 

Mount Pleasant is well served by public transport. It is located in Reading Zone Area 
2, bordering the Central Core Area. 

Reading Railway Station is 15 min walk away, providing a direct link to London. 

The nearest bus stop is only 1 min walk away and buses 5, 6, 6a and 7 go past the 
site. This provides direct links to Northumberland Avenue, Basingstoke Road /Tesco 
depot/Whitley Wood and Spencer’s Wood/Riseley/Hartley Wintney/Fleet, as well as 
the town centre. 

The site slopes from west to east. 
50 Mount 
Pleasant



2787 50 Mount Pleasant, 
Reading, RG1 2TD5 LISTED BUILDINGS

50 Mount Pleasant is a Grade II listed building 
located in a rich historic area, with numerous 
listed buildings nearby. 2 Grade II listed 
buildings are located just to the west of the site. 
The site is not located within a conservation 
area; however, Kendrick Conservation Area is 
located nearby.

52 Mount Pleasant

MOUNT PLEASANT 1. 5128 (West Side) No 52 
SU 7172 NE 4/213 II GV 2. Late C18. 3 storeys, 
red brick. Old tile roof. 6 panel door in recessed 
brick arch with blank tympanum. Glazing bar 
sash windows, 1 on ground floor and 1 central 
window on 1st floor. 2 small windows on 2nd 
floor. Parapet renewed. Early C19 arrow head 
railings. Included for group value. Listing NGR: 
SU7192472564

54 Mount Pleasant

MOUNT PLEASANT 1. 5128 (West Side) No 54 
SU 7172 NE 4/212 22.3.57. II GV 2. Early C19. 

3 storeys. Red brick, now painted. Slate roof. 3 
windows to upper floors, glazing bar sashes, 
contemporary wrought iron guard rails on 1st 
floor. Modern casements on 2nd floor. Central 
door with raised and fielded panels, fanlight of 
curved and circular glazing pattern, recessed 
brick arch. Contemporary spearhead rails and 
gates and square standards topped with urns, 
on stone base, to road. Listing NGR: 
SU7192472558

175 and 177, Southampton Street

SOUTHAMPTON STREET 1. 5128 (East Side) 
Nos 175 and 177 SU 7172 NE 4/572 II 2. Early 
C19 altered. 2 storeys brick. Stuccoed front with 
brick block cornice. Hipped slate roof with 3 
chimneys. 4 ranges of cross-glazed sahses. 
Central round headed doorways with oval and 
half-round patterned fanlights and 6 panel 
doors. Reeded surrounds, archways rusticated. 
Listing NGR: SU7186072574

50
52

54

175-177

50 Mount 
Pleasant

52 Mount 
Pleasant

54 Mount Pleasant
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The area along Mount Pleasant has a fairly uniform materiality, mainly red and 
silver brick, render and slate or occasional clay-tiled roofs. The buildings vary 
between 2-3 storeys, progressively increasing in height towards the city centre. 
The variety mainly comes from various opening sizes, proportions and detailing.

On the southern edge the site faces back gardens of residential properties.

A row of 2 storey brick housing with slate roofs facing the site on the eastern 
edge.

40-48 Mount Pleasant directly to the north of site
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APPROVED PLANNING APPLICATIONS PL/23/1865  
AND PL/23/1866 - ELEVATION EXTRACT 

EXISTING
FRONT ELEVATION

PROPOSED FRONT
ELEVATION (NO CHANGE)

Complete retention of the Early
C19 spearhead rails and gate with
square standards topped with urns
on stone base to road, as existing.
All railings to be repainted black.

Complete retention of entire front facade as
existing: Silver grey brick with red quoins and
window surround. Rubbed brick window arches.
String at 1st floor level. Moulded brick cornice,
parapet with old tile roof. Glazing bar sash
windows, 4 on 1st floor. 6 panel door with
rectangular overlight and early C19 trellis porch.

Complete retention of entire
main roof structure, finishes
and dormers (2 hipped casement
window dormers.) as existing.

Existing SVP retained
All external rainwater goods and
drainpipes to be repainted black.

No works to existing basement.
No removal of any existing
vegetation to front garden.

Existing timber window frames to be
repainted with oil-based
white paint where required.

The front garden will be de-weeded
and the existing pea shingle finish
topped up and the existing grid of
3 by 3 concrete pavers removed.

0 0.5 1 2 3 4m

Copyright of Pont + Wils Architects Ltd  C

Date DescriptionRev. General Note -
The general contractor is responsible for the verification of all dimensions and
levels on site prior to any construction or pricing works. The drawing author (at
Pont + Wils Architects Ltd.) is to be informed immediately of any discrepancy.
Figured dimensions take priority over scaled dimensions. Any reliance on scaled
dimensions is strictly only appropriate for drawing and scaling purposes.

Pont + Wils Architects Ltd.
Email: oscar@pontwils.co.uk
Phone: 07833287819
Website: www.pontwils.co.uk
Address: 9 Scobell Close, Shinfield,
Reading, Berkshire, RG2 9HH

19.02.25 Planning Amendments 6F

03.04.25 Planning Amendments 7G

10.04.25 Planning Amendments 8H

25.04.25 Planning Amendments 9J

Project Address: 50 Mount Pleasant, Reading, Berkshire, RG1 2TF
Drawing Number: 3.50.MNT.P.10
Drawing Name: Existing and Proposed Front Elevation
Scale: 1:100 @ A3

Approved full planning application PL/23/1865 and the associated Listed 
Building  consent application PL/23/1866, allowing to convert the existing 
building that is currently being used as offices, into 4 flats (2x 1B2P, 2x 
1B1).

The original application shows the principle that is being maintained in the 
new Section 73 application:
• Basement to be retained
• 2 new 1bed flats to be created at the ground floor
• 2 new studio flats at first floor
• Loft to be retained as storage
• New landscaping to the rear of the property
• New bin and bike store, to be accessed via 40-48 Mount Pleasant

Please refer to original application drawings for detail.

PROPOSED
REAR ELEVATION

EXISTING
REAR ELEVATION

SOIL SOIL

Pre-treated grey timber vertical slatted
cladding to match existing grey timber
cladding to existing workshops

See drawing: 3.50.MNT.P.16 for elevations and materials
of the changes to the existing workshop which is proposed
to become Unit 3 and/or 52a Mount Pleasant

Opening into Enclosed Bike Store

Retention of next to the entirely of the rear facade as existing,
with the exception of the contrasting glazed link connection
between Unit 1 Living Room and Unit 1 Kitchen Diner (partly
proposed in order to retain a historic built-in shelving/dresser)

Complete retention of entire
main roof structure, finishes
and dormers as existing.

Existing timber window frames to be repainted
with oil-based white paint where required.
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Drawing Number: 3.50.MNT.P.13
Drawing Name: Existing and Proposed Rear Elevations
Scale: 1:100 @ A3

3700
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PROPOSED SOUTH ELEVATION
52 Mount Pleasant - Part of Unit 2

PROPOSED WEST ELEVATION
52 Mount Pleasant - Part of Unit 2

PROPOSED EAST ELEVATION
52 Mount Pleasant - Part of Unit 2

PROPOSED NORTH ELEVATION
52 Mount Pleasant - Part of Unit 2

Facade retained as existingFacade retained as existing

PPC Aluminium Coping
(colour matched to Timber Cladding)

Recessed gutters and downpipes

Windows with black  PPC Aluminium frames,
spandrel panels and glazing bars

Ribbon windows/rooflight with black PPC Aluminium frames

Pre-treated grey timber barge, fascia and soffit Boards
to match existing grey timber cladding to existing workshop

Recessed gutters and downpipes

Pre-treated grey timber vertical slatted cladding to match
existing grey timber cladding to existing workshop

Pre-treated grey timber vertical slatted
cladding to match existing grey timber

cladding to existing workshop

Black painted plinth

Black painted plinth

Black painted plinth

Black painted plinth

PPC Aluminium Coping
(colour matched to Timber Cladding)

PPC Aluminium Coping
(colour matched to Timber Cladding)
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Drawing Name: Proposed Elevations of 52 Mount Pleasant - Part of Unit 2
Scale: 1:100 @ A3
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PROPOSED SOUTH ELEVATION
52 Mount Pleasant - Part of Unit 2

PROPOSED WEST ELEVATION
52 Mount Pleasant - Part of Unit 2

PROPOSED EAST ELEVATION
52 Mount Pleasant - Part of Unit 2

PROPOSED NORTH ELEVATION
52 Mount Pleasant - Part of Unit 2

Facade retained as existingFacade retained as existing

PPC Aluminium Coping
(colour matched to Timber Cladding)

Recessed gutters and downpipes

Windows with black  PPC Aluminium frames,
spandrel panels and glazing bars

Ribbon windows/rooflight with black PPC Aluminium frames

Pre-treated grey timber barge, fascia and soffit Boards
to match existing grey timber cladding to existing workshop

Recessed gutters and downpipes

Pre-treated grey timber vertical slatted cladding to match
existing grey timber cladding to existing workshop

Pre-treated grey timber vertical slatted
cladding to match existing grey timber

cladding to existing workshop

Black painted plinth

Black painted plinth

Black painted plinth

Black painted plinth

PPC Aluminium Coping
(colour matched to Timber Cladding)

PPC Aluminium Coping
(colour matched to Timber Cladding)
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APPROVED PLANNING APPLICATIONS PL/23/1865  
AND PL/23/1866 - PLAN EXTRACT
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Complete retention of noted listed
internal feature: very good panelling

on 1st floor (fireplace in front room
has fluted frieze).

Poor quality Mid-late Twentieth Century
internal dividing diagonal wall removed to

revert back to original room dimensions

Rooflight

Rooflight

6582

All existing fireplaces to
be retained as existing.

All decorative joinery features to be retained as existing and painted
(skirting boards, wall panelling, picture rails and architraves).
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Project Address: 50 Mount Pleasant, Reading, Berkshire, RG1 2TF
Drawing Number: 3.50.MNT.P.02
Drawing Name: Existing and Proposed First Floor Plan
Scale: 1:100 @ A3
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Dresser

CPBD
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Path

Complete retention of noted listed
internal feature: Contemporary

marble fireplace in ground floor
front room, panelled.

Mid-late Twentieth Century internal
dividing wall removed to revert

back to original room dimensions

Proposed materially contrasting glazed
link connection between Unit 1 Living Room and

Unit 1 Kitchen Diner (partly proposed in order
to retain a historic built-in shelving/dresser)

Fence

KITCHEN DINER

LIVING ROOM

Glazed Link

Rooflight
Above

Rooflight
Above

Complete retention of noted listed
internal feature: Contemporary

marble fireplace in ground floor
front room, panelled.

All existing fireplaces to
be retained as existing.

All decorative joinery features  to be retained as existing and painted
(skirting boards, wall panelling, picture rails and architraves).

The front garden will be de-weeded
and the existing pea shingle finish
topped up and the existing grid of

3 by 3 concrete pavers removed.

Section A

Section A

BIN
STORE

SHARED
SPACE

Lawn

Complete retention of the Early
C19 spearhead rails and gate with
square standards topped with urns
on stone base to road, as existing.
All railings to be repainted black.

Repaired Existing Underground Drainage Run
as per submitted document: 3.50.MNT - 50

Mount Pleasant - Below Ground Drainage
Specificiation. With additional remediation

works required to meet the specification

Levels to front garden to
match existing (with soil and

finish replaced)

Existing Flank Front
Garden Brick Wall

Existing Flank Front
Garden Brick Wall to be replaced

with Reclaimed Brickwork and Lime
Mortar to match existing (height

aligned to front brick wall)Existing rear yard site flank wall to replaced
Pre-treated grey timber vertical slatted
cladding to match existing grey timber
cladding to existing workshops

Partial replacement of existing attached outbuilding and retaining rear yard site flank wall (The outbuilding at the
back partly collapsed and the remaining wall was a danger to the workers to the site to the immediate North) and
had to be removed to make the site safe and ensure the remaining leaning wall does not collapse on the new build
site where works were taking place. A temporary wall is currently in place to retain the different ground levels.
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Scale: 1:100 @ A3

*plans rotated to suit revised plans on the next stage to ease comparison
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EXISTING
ROOF PLAN

PROPOSED
ROOF PLAN

Ribbon windows/rooflight
with black PPC Aluminium frames

Ribbon windows/rooflight
with black PPC Aluminium frames

Roofmaker double glazed fixed flat rooflight
(see product specification for details:
double-glazed-fixed-flat-info-spec-installation-241004.pdf)

Roofmaker double glazed fixed flat rooflights
(see product specification for details:
double-glazed-fixed-flat-info-spec-installation-241004.pdf)

00.51234m
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PROPOSED
REAR ELEVATION

EXISTING
REAR ELEVATION

SOIL SOIL

Pre-treated grey timber vertical slatted
cladding to match existing grey timber
cladding to existing workshops

See drawing: 3.50.MNT.P.16 for elevations and materials
of the changes to the existing workshop which is proposed
to become Unit 3 and/or 52a Mount Pleasant

Opening into Enclosed Bike Store

Retention of next to the entirely of the rear facade as existing,
with the exception of the contrasting glazed link connection
between Unit 1 Living Room and Unit 1 Kitchen Diner (partly
proposed in order to retain a historic built-in shelving/dresser)

Complete retention of entire
main roof structure, finishes
and dormers as existing.

Existing timber window frames to be repainted
with oil-based white paint where required.

0 0.5 1 2 3 4m
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The proposal aims to provide further detail required to clear planning conditions 
and meet Building Control requirements. 

The proposals show the same principles of layout and use as the previously 
approved application. The only changes proposed are in order to implement the 
design, whilst retaining existing ornamental features, and to adapt the building 
to be safe in terms of fire and comfortable acoustically and thermally. 

We trust the information provided meets the requirements to allow a swift 
approval, as the contractor has to commence construction within the next 2 
months. If any further information is required, we would hope to hear from you 
soonest, but trust that approval can be obtained via your delegated powers.


