Site Address: 10 Queen Street, Emsworth, PO10 7BL

Proposal: Single storey rear extension, revised garden terrace and increase in
height to south-western and north-western garden walls.
Application No: APP/20/00311 Expiry Date: 19/06/2020
Applicant: Ms Stephanie Elsy
Agent: Mr Martin Farrer Case Officer: Lesley Wells

MF Designs Ltd
Ward: Emsworth

Recommendation: GRANT PERMISSION

Site Description

10 Queen Street is a Grade Il listed building (C18) in residential use. It is located on
Queen Street in Emsworth Town Centre and within the Emsworth Conservation Area.
Its immediate attached neighbour at No.12 is of a similar design and also listed. No. 8
is not listed. The site falls within the Chichester Harbour Area of Outstanding Natural
Beauty (AONB).

The Listing details state:

‘House. Late C18. Stucco, with a tile roof. 3 storeys, 1 window. Parapet, plain
features, plinth. Wood architraves to sash windows. Doorcase with open pediment,
broken cornice above frieze and pilasters, arched opening with radiating fanlight, 6
panelled door on stone steps.’

10 Queen Street is a 3-storey, semi-detached property with a front facade with a
painted render finish. There is an existing single storey extension at the rear which is
not original. The rear garden is enclosed by brick boundary walls and steps up in level
towards the rear of the site.

Due to Covid 19 it has not been possible to carry out a site visit. However, information
in the Design & Access Statement and the Heritage Statement have helped to inform
the application.

Planning History

APP/20/00312 - Listed building consent for single storey rear extension, revised
garden terrace and increase in height to south-western and north-western garden
walls., DEL,

Proposal

Single storey rear extension, revised garden terrace and increase in height to
south-western and north-western garden walls.

Policy Considerations

National Planning Policy Framework
Havant Borough Council Borough Design Guide SPD December 2011
Havant Borough Council Parking SPD July 2016



Havant Borough Local Plan (Core Strategy) March 2011

CS11 (Protecting and Enhancing the Special Environment and Heritage of
Havant Borough)

CS12 (Chichester Harbour Area of Outstanding Natural Beauty (AONB))

CS16 (High Quality Design)

CSs17 (Concentration and Distribution of Development within the Urban Areas)
CS21 (Developer Requirements)

CS4 O

DM13 (Car and Cycle Parking on Residential Development)

DM2 (Protection of Existing Community Facilities and Shops)

Havant Borough Local Plan (Allocations) July 2014

DM20 (Historic Assets)

AL3 (Town, District and Local Centres)

AL2 (Urban Area Boundaries and Undeveloped Gaps between Settlements)

Havant Borough Pre Submission Local Plan 2036

Emsworth Neighbourhood Plan Post Examination Version 2020

Listed Building Grade: Grade 2
Conservation Area: Emsworth

Statutory and Non Statutory Consultations

Chichester Harbour Conservancy - No Objection
The Conservancy recommends the following suggested considerations:

- schedule/samples of materials to be agreed prior to construction / as indicated on
application forms / to match the existing on site

- any and all roof lights / skylights / ridge-lights / roof lantern should be fitted with
working internal screen blinds to reduce light spillage during evenings and night-times
(dark skies policies) in order to minimise and reduce the amount of light illumination
emitted both to the surrounding skyline and to the vertical, skyward, aspect of the new
window openings.

- the glazed fenestration should employ tinted glass panels, and these should be fitted
with working internal screen blinds to reduce light spillage during evenings and
night-times (dark skies policies) in order to minimise and reduce the amount of light
ilumination emitted both to the surrounding skyline and to the visual horizontal aspect
of the new window openings.

The positioning of the proposal would have a localised impact on the character and
appearance of the dwelling and the immediate surrounds. The proposal would have a
visual impact on the AONB, but this is considered to be minimal.

Officer comment: A condition relating to working blinds and tinted glass panels on the
glazed fenestration is recommended, as it a condition regarding samples.

Conservation Officer - No Objection
Background

10 Queen Street is a Grade |l listed building (C18) in residential use. It is located on



Queen Street in Emsworth Town Centre and within the Emsworth Conservation Area.
Its immediate attached neighbour at No.12 is of a similar design and also listed. No. 8
is not listed.

It is a 3-storey, semi-detached property with a front fagade with a painted render finish.
There is an existing single storey extension at the rear which is not original. The rear
garden is enclosed by brick boundary walls and steps up in level towards the rear of
the site.

Legislative and Policy Context _

When assessing the proposal, the following legislation and policy context is taken in
consideration.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires planning authorities, when considering whether to grant planning permission
for development which affects a listed building or its setting, to have special regard to
the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires planning authorities, when considering whether to grant planning permission
for development which affects a Conservation Area, to have special regard to the
desirability of preserving or enhancing the character and appearance of that area.

The revised National Planning Policy Framework (NPPF) was published in February
2019 and sets down the policies that the Council must take into account when
determining planning
applications. The ‘Historic Environment Good Practice Advice in Planning Note 2’
states at paragraph 4:

‘The significance of a heritage asset is the sum of its archaeological, architectural,
historic, and artistic interest’ and provides at paragraphs 8, 9 and 10 that in order for
the Local Planning Authority to make decisions in line with legal requirements, the
objectives of the development plan; and, the policy requirements of the NPPF, great
importance is placed on understanding the nature, extent and level of the significance
of the heritage asset.

The revised NPPF (February 2019) sets out in Chapter 16, the core principles relating
to development affecting Heritage Assets that local planning authorities should
consider in making planning decisions in the following paragraphs:

‘184. Heritage assets range from sites and buildings of local historic value to those of
the highest significance, such as World Heritage Sites which are internationally
recognised to be of Outstanding Universal Value. These assets are an irreplaceable
resource, and should be conserved in a manner appropriate to their significance, so
that they can be enjoyed for their contribution to the quality of life of existing and future
generations.

189. 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. The level of detail should be proportionate to the assets’
importance and no more than is sufficient to understand the potential impact of the
proposal on their significance. As a minimum the relevant historic environment record
should have been consulted and the heritage assets assessed using appropriate



expertise where necessary. Where a site on which development is proposed includes,
or has the potential to include, heritage assets with archaeological interest, local
planning authorities should require developers to submit an appropriate desk-based
assessment and, where necessary, a field evaluation.

190. 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.

191. Where there is evidence of deliberate neglect of, or damage to, a heritage asset,
the deteriorated state of the heritage asset should not be taken into account in any
decision.

192. In determining applications, local planning authorities should take account of:

a) the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

b) the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and

c) the desirability of new development making a positive contribution to local character
and distinctiveness.

Considering potential impacts _

193. 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 the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or
less than substantial harm to its significance.

194. 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. Substantial harm to or loss of:

a) grade Il listed buildings, or grade Il registered parks or gardens, should be
exceptional;

b) assets of the highest significance, notably scheduled monuments, protected wreck
sites, registered battlefields, grade | and II* listed buildings, grade | and II* registered
parks and gardens, and World Heritage Sites, should be wholly exceptional.

With regards to local planning policy, the following are relevant:

Policy CS11 of the Core Strategy states that planning permission will be granted for
development that:

Protects and where appropriate enhances the borough’s statutory and non-statutory
heritage designations by appropriately managing development in or adjacent to
conservation areas, listed buildings, scheduled ancient monuments, historic parks and
gardens, archaeological sites, buildings of local historic or architectural interest.

Policy CP16 (1a) of the Core Strategy states Planning permission will be granted for



development that is designed to a high standard, which helps to create places where
people want to live, work and relax. All development should demonstrate that its
design:

Identifies and responds positively to existing features of natural, historic or local
character within or close to the proposed development site.

Policy DM20 of the Allocations Plan states that development proposals must conserve
and enhance the historic assets of Havant.

Proposal: _

Planning permission and listed building consent is being applied for a replacement
single storey rear extension, revised garden terrace and increase in height to
south-western and north-western garden walls.

Like the existing, the proposed replacement single storey extension would also feature
a flat roof design but incorporate a glazed roof light. There would be an increase of
2.2m in depth with the replacement extension.

On the south west boundary with No. 8, the existing parapet wall will be raised with
facing brick work to match the opposite side boundary. The existing garden wall will be
raised in height by 350mm and have a painted render finish to the new and existing.
On the north east facing boundary, the existing parapet wall will be retained. The
extension will feature brick work to match the existing parapet walls and include
aluminium bifold doors across the rear into the garden.

The existing garden terrace would be levelled off in parts to form a more useable
terrace area in the upper section.

Assessment of proposal

The loss of the existing extension is not considered to harm the significance of the
building as it was not an original. The existing structure is also harmful to a degree with
the inclusion of UPVc windows. The replacement would be an improvement using
appropriate materials and aluminium slim frame windows and roof lantern. The works
to the garden would improve the usability of the garden area without resulting in harm
to the listed building, or its neighbour at No. 12 which is also listed.

Conclusion

Overall, the proposals are considered to have a negligible impact on the significance of
the historic assets (in this case the listed building and conservation area) and are in
accordance with national and local planning policy relating to heritage assets. | am
therefore supportive of the applications subject to the following conditions:

1. No work shall commence until new external door details have been provided.
Such information to comprise: - 1:20 plan, section and elevations shown in
context with the opening within it is set. Details of finishes and the method of
opening to be provided. The details shall be submitted to and approved in
writing by the local planning authority and thereafter carried out in full
accordance with such approval and be retained thereafter

Reason: In order to safeguard the building's special architectural and historic



interest.

2. Material samples relating to the hereby approved extension and
parapet/boundary walls to be provided and agreed in writing by the local
planning authority.

Reason: In order to safeguard the building's special architectural and historic
interest.

Officer comment: The Conservation Officer has confirmed both of the above conditions
should be pre-commencement conditions, which the applicant's agent has agreed to.

Councillor Julie Thain-Smith
No comment.

Councillor Lulu Bowerman
No comment.

Councillor R Kennett
No comment.

Historic England

On the basis of the information available to date, we do not wish to offer any
comments. We suggest that you seek the views of your specialist conservation and
archaeological advisers, as relevant.

It is not necessary for us to be consulted on this application again, unless there are
material changes to the proposals.

Community Involvement

This application was publicised in accordance with the Council's Code of Practice for
Publicity of Planning Applications approved at minute 207/6/92 (as amended), as a
result of which the following publicity was undertaken:

Number of neighbour notification letters sent: 10

Number of site notices: Not applicable.

Statutory advertisement: 01/05/2020

Number of representations received: 1

| Comment | Officer Comment

Extension will be attractive/enhance See Section 7 below.

the site.

Under current Covid_19 restrictions, This would be a matter for Environmental

we could not retreat from the noise. Health, if a statutory nuisance is caused
by the works.

One household member is a key




7.1

worker, working from a home office,
just above the area of development.
Both household members have
significant health issues.

Work should start after lockdown. Works would be able to proceed once
planning permission is granted for the

Works already started - subject of proposal. As stated above, noise and

noise and disturbance, proposal will disturbance would be a matter for

excabate this- unable to use outdoor Environmental Health.
space - essential for mental health.

The proposed increase in the party wall |See Section 7 below.
heights are excessive 350mm (14
inches) is a lot - wall straddles the
boundary.

The materials unsuitable. See Section 7 below.

Foundations for the wall will have to be |Private matter between the parties
substantial - need to be satisfactory. involved.

Party wall notice will be submitted by
the applicants - any problems can be
sorted out prior to any work
commencing.

Concern that our landscaping will be
damaged and expensive to repair

8 Queen Street is not listed but is of Any damage caused during construction
special interest, so damage would be  |works would be a private matter between
unthinkable. the parties involved.

Planning Considerations

Having regard to the relevant policies of the development plan it is considered that the
main issues arising from this application are:

(i)  Principle of development
(i)  Appropriateness of design and impact on the character of the area
(iii)  Effect on neighbouring properties

(i)  Principle of development

The application site is situated within an urban area where further development is
considered acceptable subject to the usual development control criteria. Since the site
lies within a Conservation Area and affects a Listed Building, Section 66 and 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990 is relevant to the
determination of this application requiring special regard to the desirability of
preserving a listed building or its setting or any features of special architectural or
historic interest, as well as the desirability of preserving or enhancing the character or



appearance of a conservation are. Due regard must also be had to the impact the
development may have on the Chichester Harbour AONB.

Third party representations indicate a neighbour dispute over the west shared
boundary wall which would be increased in height. This is disputed by the applicant,
with a Certificate A being submitted. Having regard to the information submitted in
respect of this matter by both parties, a third party interest has not been demonstrated
in respect of the west boundary wall, on the balance of probability.

(i)  Impact upon Listed Building, Conservation Area and the AONB

The impact of the proposal to the rear on the character and appearance of the Listed
Building and the Conservation Area have been carefully assessed by the Council's
Conservation Officer (CO), who is of the opinion the replacement extension would be
an improvement over the existing one, using appropriate materials and aluminium slim
frame windows and roof lantern. The CO is also of the opinion that the works to the
garden would improve the usability of the garden area without resulting in harm to the
listed building, or its neighbour at No. 12 which is also listed. As such it would have a
positive impact on the Listed Building and the Conservation Area. A heritage
statement, including a mitigation strategy and plans have been submitted as part of
the application which covers the requirements of policy DM20 of the HBLP
(Allocations). Consequently, it is considered that the proposal would have a positive
impact on the listed building and the Conservation Area, meeting the requirements of
Policies C11, CS16 of the HBLP (Core Strategy) and DM20 of the HBLP (Allocations)
and the statutory duty set out in Sections 16, 66 and 72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990.

The pre-commencement conditions relating to the approval of the external door
details and materials have been recommended, which the applicant's agent has
agreed to. The conditions suggested by the Chichester Harbour Conservancy are also
recommended.

With regard to the Chichester Harbour AONB, the replacement of the extension and
the works to the walls and garden would be unlikely in visual terms to adversely
impact the wider environment or have an impact on the AONB in terms of character
and its setting, in accordance with Policy CS12 of the HBLP (Core Strategy).

(iii)  Effect on neighbouring properties

The proposal would replace an existing flat roofed extension, with a flat roofed
extension, which would incorporate a featured roof lantern, to provide natural light.
The depth of the extension would be approximatley 5m ( 2.2m greater than the
existing) 4m wide (as existing), 2.8m high, (2.6m existing), with higher parapet walls
either side (ie 3.1m and 3.9m approx). The increase in height of the extension is to
provide for an equal ceiling height to the existing main house.

The only neighbours to be affected by the extension would be numbers 8 and 12
Queen Street.

The depth of the extension would be equal in distance to that approved at No,12
Queen Street (APP/ 18/00704), along the north eastern boundary and would not
impact on the residential amenity of the occupiers of this property. As to 8 Queen



Street, the proposal would extend the existing extension by approximately 2.2m to the
rear. Due to the projection of 8 Queen Street to the rear, an access way between the
two properties and the orientation of the proposal, it should not materially impact on
the residential amenity of the occupiers of this property.

As to the increase in height of the boundary wall, the south west elevation would be
raised by 0.35m, with part of the rear wall raised by 0.275m. The upper terraced area
would be reduced by approx 0.225m. By increasing the height of the walls and
reducing the terrace area, this would result in a 1.8 m wall around the garden. This
height of wall is often found in rear gardens to provide privacy for the occupiers and
would not materially impact on the residential amenity of neighbouring properties.

Consequently, it is considered that the proposal will not appear overbearing or lead to
overlooking and would have limited and acceptable impact on the properties
immediately adjacent to the application site and the properties opposite or to the rear,
meeting the requirements of Policy CS16 of the HBLP (Core Strategy).

8 Conclusion

8.1 The scale, siting and design of the proposal would have limited and acceptable impact
on the neighbours and is therefore considered to be appropriate and recommended
for approval.

9 RECOMMENDATION:

That the Head of Planning be authorised to GRANT PERMISSION for application
APP/20/00311 subject to the following conditions

1 The development must be begun not later than three years beginning with the
date of this permission.
Reason: To comply with the requirements of Section 91 of the Town and
Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

2 The development hereby permitted shall be carried out in accordance with the
following approved plans:

Design & Access Statement

Heritage Statement, including a Mitigation Strategy.

Location & Block Plan - PO_3

Proposed Ground & First/Single Storey Roof - Drawing No. P_01
Proposed Elevations & Boundary Wall details - Drawing No. P_02

Reason: - To ensure provision of a satisfactory development.

3 No work shall commence until new external door details have been provided.
Such information to comprise: - 1:20 plan, section and elevations shown in
context with the opening within it is set. Details of finishes and the method of
opening to be provided. The details shall be submitted to and approved in
writing by the local planning authority and thereafter carried out in full



accordance with such approval and be retained thereafter.

Reason: In order to safeguard the building's special architectural and historic
interest and in accordance with Policies CS11 and CS16 of the Havant
Borough Local Plan (Core Strategy) 2011 and the National Planning Policy
Framework.

No works shall commence until material samples relating to the hereby
approved extension and parapet/boundary walls have been submitted to and
approved in writing by the local planning authority and thereafter carried out in
full accordance with such approval and be retained thereafter

Reason: In order to safeguard the building's special architectural and historic
interest and in accordance with Policies CS16 and CS11 of the Havant
Borough Local Plan (Core Strategy) 2011 and the National Planning Policy
Framework.

The glazing within the hereby permitted extension, shall be fitted with coated
surface glass that is non-reflective and working internal screen blinds to
reduce light spillage during evenings and night-times. Thereafter the non
reflective glazing and working internal screen blinds shall be retained in
perpetuity.

Reason: To minimise reflective glare from the wider AONB views, having
regard to policies CS11 and CS16 of the Havant Borough (Core Strategy)
2011, the Chichester

Harbour AONB Joint SPD, May 2017 and the National Planning Policy
Framework.



