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1. Summary 
1.1. This update report sets out the Council’s response to the representation submitted by 

Savills on behalf of M & M Property Investments (Reading) Ltd regarding the proposed 
addition of Royal Albion to the list of Locally Important Buildings and Structures. It 
clarifies the relevant assessment framework, reviews the matters raised in the 
objection and explains the reasons why officers continue to consider the building to 
meet criteria for inclusion as a non-designated heritage asset (NHDA).  

2. Summary of the Proprietor’s Representation 
2.1. The objection asserts that Royal Albion 

• “is considered to possess low archaeological interest, low architectural and 
artistic interest, and low historic interest.” 

• “is not considered to possess sufficient local architectural and historic interest 
to be eligible for local listing.” 

• has undergone “various incongruous and iterative alterations that have 
significantly diluted the limited architectural and artistic interest of the building.” 

• has limited group value, since alterations to Bishop’s Villas ‘considerably 
diluted’ any association 

• lacks landmark quality, described as ‘somewhat recessive in views along 
Oxford Road’  
(Please see the Appendix for the representation document – Assessment of 
Non-Statutory Designation) 

2.2. The representation presents an assessment that relies predominantly on national 
designation criteria, concluding that the nominated asset exhibits “low” architectural, 
artistic, archaeological and historic interest. Whilst these conclusions may be relevant 
to an evaluation against the thresholds for statutory listing, they do not constitute an 



appropriate test for local heritage listing, which operates under fundamentally different 
criteria. Local listing concerns assets that possess a degree of heritage significance 
meriting consideration in planning decisions, even when they do not meet national 
standards.  

2.3. In addition, the representation does not engage with the core conservation principles 
articulated by Historic England in ‘Conservation Principles, Policies and Guidance’, 
prepared for the historic environment, including: 

• Understanding heritage values and significance as the sum of cultural and 
historic values; 

• Considering the relative importance of different identified values in forming a 
balanced judgement; 

• Assessing the contribution of setting and context to how a place is experienced; 
• Comparative significance, recognising that the absence of a statutory 

designation does not imply a lack of heritage value; 
• Relating identified values to the fabric of the place, including its evolutionary 

phases and surviving physical characteristics.  

2.4. The omission of these principles results in a narrowly framed analysis that focuses 
almost exclusively on change and architectural distinction rather than a more 
appropriate spectrum of values relevant to the assessment of non-designated heritage 
assets. 

2.5. Moreover, when considered within the specific local context of Reading, it is important 
to note that the town has, over recent decades, experienced substantial development 
pressure, rapid change and continuous physical transformation of its built environment. 
These dynamics heighten the importance of identifying, managing and retaining 
buildings that contribute to local distinctiveness, community history and townscape. In 
such a context, local heritage assets – particularly those that embody long-standing 
social use, visual familiarity or historic layers – play an increasingly significant role in 
sustaining Reading’s historic environment. This contextual dimension is not 
acknowledged in the representation, yet it is essential to a balanced assessment of 
local significance.  

2.6. When assessed through the Reading’s policy framework and criteria, and Historic 
England’s conservation principles, Royal Albion is considered to have a clear degree 
of local significance. The representation, therefore, does not alter the conclusions of 
the Local Listing Report.  

3. Policy and Guidance Framework 
3.1. IN LINE WITH NATIONAL PLANNING POLICY (NPPF); NATIONAL PLANNING 

POLICY GUIDANCE ON HISTORIC ENVIRONMENT – Advises on enhancing and 
conserving the historic environment, explains 

“Conservation is an active process of maintenance and managing change.” 

“‘Significance’ in terms of heritage-related planning policy is defined in the Glossary of 
the National Planning Policy Framework as the value of a heritage asset to this and 
future generations because of its heritage interest.” 

“Analysis of relevant information can generate a clear understanding of the affected 
asset, the heritage interests represented in it, and their relative importance.” 

“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.” 

3.2. Historic England’s Guidance  

3.2.1  Conservation Principles, Policies and Guidance for the sustainable management 
of the historic environment states that 

“Historic environment: All aspects of the environment resulting from the interaction 
between people and places through time, including all surviving physical remains 
of past human activity, whether visible or buried, and deliberately planted or managed 
flora” 

“Value: An aspect of worth or importance, here attached by people to qualities of 
places” 

“Significance: [of a place]  The sum of the cultural and natural heritage values of a 
place, often set out in a statement of significance” 

Paragraph 30 on Understanding Heritage Values says  

“People may value a place for many reasons beyond utility or personal association: 
for its distinctive architecture or landscape, the story it can tell about its past, its 
connection with notable people or events, its landform, flora and fauna, because they 
find it beautiful or inspiring, or for its role as a focus of a community. These are 
examples of cultural and natural heritage values in the historic environment that people 
want to enjoy and sustain for the benefit of present and future generations,at every 
level from the ‘familiar and cherished local scene’ to the nationally or internationally 
significant place.” 

 

3.2.2 Local Heritage Listing: Identifying and Conserving Local Heritage Historic 
England Advice Note 7 (Second Edition) states that  

“Non-designated heritage assets are locally-identified ‘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’ (PPG).”  

“Inclusion on a local heritage list based on sound evidence and criteria delivers a 
consistent and accountable way of recognising non-designated heritage assets, no 
matter how they are identified, to the benefit of good planning for the area and 
of owners, developers and others wishing to understand local context fully.” 

It also emphasises that “local distinctiveness may lie as much in the commonplace 
or everyday as it does in the rare and spectacular” (para 37). 

 

3.3. Reading Borough Local Plan  

Appendix 2 of the Reading Borough Local Plan (2019) and Policy EN4 - Locally 
Important Heritage Assets define criteria for identifying and managing locally important 
buildings in Reading. Local listing is intended to guide planning decisions by 
identifying assets that should be retained and reused in the first instance.  

 

 



4. Officer Evaluation of Key Issues Raised 
4.1. The use of National Designation Benchmarks: The representation applies statutory 

listing criteria first, describing the building’s interest as “low”. This may be true; 
however, national criteria are not an appropriate test for local significance, and the 
correct assessment must consider local distinctiveness, not national rarity.  

Architectural Interest: Royal Albion retains a symmetrical Victorian/Edwardian façade, 
although the objection states that the canted bays may be from the 1930s/40s.  The 
footprint on the OS Map dated 1883 shows two projections/bays. Compared with that, 
the building still comprises its relatively original massing and form with a legible historic 
composition. The document provides a detailed history of the alterations (from the 
1950s, 1970s and 1980s) which are interpreted as ‘detracting’, leading to limited 
architectural and artistic interest. Historic England recognises that alterations 
associated with long-term use can contribute to understanding a building’s historic 
evolution. For a building which has been named as inn, hotel and pub, alterations and 
extensions are normal responses to changing conditions of travel and commerce (The 
English inn, past and present; a review of its history and social life by Richardson, A. 
E., Sir, 1880-1964). In addition, the principal selection criteria for local listings do not 
require total originality but rather substantial completeness: (b)1840 - 1913: Any 
building, structure or group of buildings that is/are of clearly-defined significance in 
the local context and where elements that contribute to its/ their heritage significance 
remain substantially complete. As such, historic alterations at Royal Albion are 
typical of a public house that has features from the Victorian, Edwardian, Inter-War 
periods, as well as modern. These do not diminish its architectural legibility; the ratio 
of non-original (!) to original elements is apparent, with non-original elements not 
dominating the original.   

4.2. Historic and Communal Value: The building served for over 150 years as an important 
community venue, hosting societies, sports clubs, public meetings, concerts, awards 
and local gatherings. Such social and communal associations are key components of 
local heritage significance, independent of national distinction. The objection document 
concludes, “Indeed, overall, the subject site’s association with various local societies 
and breweries is typical for a public house; as such, the subject site is not 
considered to possess sufficient social or historical interest to merit local 
listing,” underestimating its continuous pub use and importance. It should also be 
noted that the nomination came from the CAAC (Reading’s Conservation Area 
Advisory Committee). Historic England, for ‘the identification of non-designated 
heritage assets, ’ puts local community involvement in the nomination and identification 
process for heritage assets by saying in Paragraph 20 (Local Heritage Listing Advice 
Note): 

“In all cases, communities, neighbourhood forums, town or parish councils, and 
other community organisations may play a valuable role in the identification of 
non-designated heritage assets, and the development of relevant policy, as well as 
the local heritage lists themselves. Local heritage and amenity groups are likely 
to have a particular involvement, their experience and knowledge of the local 
area and its heritage being very helpful in the identification of non-designated 
heritage assets. ...” 

4.3. Group Value, Townscape including Setting: Despite some changes to surrounding 
properties, Royal Albion continues to share the same/similar forms, architectural 
language and historic development patterns with Bishop’s Villas on the other side of 
Oxford Road. The objection file states under ‘Location and Context’ “The terraces of 
late 19th Century houses located immediately to the south and east of the 
subject site along Oxford Road and Alma Street contribute to the 19th Century 



character of the area.” And then contradicts itself, “These buildings are not 
considered to reflect the design idiom, height, scale, mass or grain of 
urban/suburban 19th Century development to the east and south and thus result 
in the overall somewhat mixed architectural quality and character of the area.” It 
is evident that these terraces of buildings have a common two-storey, two-bay late 
Victorian architecture without special interest, but they form a ‘historic environment’ 
and reflect their time, with some period detailing that is shared by Royal Albion on a 
larger scale.  

In their assessment, it is also stated that “However, the terrace of houses at Bishops 
Villas have also undergone numerous alterations including the loss of the 
historic shop fronts at numbers 627-631 Oxford Road, the insertion of UPVc 
windows and doors to many of the majority of houses and the erection of incongruous 
modern buildings such as 617-621 Oxford Road, which contribute to the mixed 
architectural quality of the streetscape.”  Since the pressure of change in the context 
of Reading, without any formal designation in the immediate area, replacement 
fenestration could be argued to be the only alteration that is a common problem for 
historic properties. However, the terrace directly faces Royal Albion and, as such, has 
a very close visual relationship with the public house. The objection again emphasises 
some ‘alterations’ for the justification of the lack of further interest. The context of 
Reading, in terms of the relationship between conservation and development, should 
have been considered in the objection document, rather than the evaluation under 
ideal conditions.  Similarly, Royal Albion, compared with the terrace and other 
elements forming the setting, stands out for its symmetrical design and scale, clearly 
perceived in the streetscape. Without knowing the conservation problems seen in 
Oxford Road (and within the conservation area far to the east) and the context and 
locality of Reading, the objection states “the subject site is not considered to 
sufficient landmark quality, architectural interest or group value to merit local 
listing.” This is neither rational nor fair to the historic environment developed during 
the Victorian era and evolved over 150 years. In fact, Royal Albion contributes 
positively to the character of Oxford Road by its longstanding prominence, 
recognisable built form and architectural coherence with a late Victorian/Edwardian 
urban corridor.  

5. Officer Recommendation 
5.1. For the reasons set out herein, officers maintain that Royal Albion possesses a clear 

degree of local heritage significance meriting consideration in planning decisions. It is 
therefore recommended that the Planning Application Committee resolve to add Royal 
Albion to the List of Locally Important Buildings and Structures.  

 

 

 

 

 

 

 

 

 



Appendix: Representation submitted by the Planning Agent on behalf of the 
Proprietor 

 
 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 


