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Application Summary

Application Number: APP/19/00080

Address: 45A Portsdown Hill Road, Havant, PO9 3JU

Proposal: Demolition of dwelling and construction of replacement dwelling and garages.

Case Officer: Tina Pickup

 

Consultee Details

Name: Consultee Heritage Team

Address: Public Service Plaza, Civic Centre Road, Havant PO9 2AX

Email: Havant.Heritage@havant.gov.uk

On Behalf Of: Conservation Officer

 

Comments

Principal Conservation Officer  No Objection

 

This dwelling was built in 1936 to a design by one of the foremost architects and designers of the

Modern Movement in Britain, Wells Coates, and was listed in 1994 as of special architectural and

historic interest by Historic England at Grade II. Such buildings have been accorded greater

significance in recent years. This building is a particularly complete example. It is currently

accorded grade II status but may be worthy of upgrade.

Legislative and Policy Background

 

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.

 

The need for the decision taker to attach considerable or special weight to the desirability of

preserving the setting of listed buildings has been reinforced through two recent high court

decisions of: Barnwell Manor Wind Energy Limited vs. East Northamptonshire District Council et al

(2014); and North Norfolk District Council vs. DCLG and Mack (2014).

 

The above statute and its subsequent and consistent interpretation in recent high court decision

emphasises the need for the policies of the NPPF to be implemented whilst always having regard

to the need to give special or greater weight to the preservation of the setting of a listed building.

The National Planning Policy Framework (NPPF) sets out 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 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 assets 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 assets 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 II listed buildings, or grade II registered parks or gardens, should be exceptional;

b) assets of the highest significance, notably scheduled monuments, protected wreck sites,

registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens,

and World Heritage Sites, should be wholly exceptional

 

Proposed development

 

In this particular instance it is considered that the proposed development would not be detrimental

to the architectural significance of the listed building or its setting. Although it is acknowledged that

the setting of the building contributes to its significance, the new scheme allows for this setting to

be substantially maintained.

 

The design approach is also considered to be sympathetic to the setting. The size, form, location

and design of the dwelling and the proposed materials will minimise any visual impact. Important

views east, south and west have been retained and not harmed by the development. It is

considered these design parameters pay special attention to the desirability of preserving the

setting of the nearby listed building as the development has responded to the significant elements

of the designated heritage asset.

 

In accordance with Section 66 and 72 of the Act considerable importance and weight has been

given to the desirability of preserving the setting of the heritage asset. It is therefore considered

that the significance of the listed building and its setting are sustained.

The following conditions should be submitted if permission is granted:

 

Conditions:

1. PD rights removed

2. Material samples to be submitted


