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Site Address: Antrims Barn, St Peters Road, Hayling Island, PO11 0RT
Proposal:          Construction of detached 3 bay garage with room above.
(Resubmission).
Application No: APP/19/00568 Expiry Date: 05/08/2019
Applicant: Mr Wilson
Agent: Case Officer: Lesley Wells
Ward: Hayling East
Site Visit Date:

Recommendation: REFUSE PERMISSION
——————————————————————————————————————

1 Site Description

Antrims Barn is a Grade 2 Listed Building which has now been converted into a
dwellinghouse. The building itself is a timber framed four bay barn with eastern side
aisle that before conversion was in a poor condition and partially collapsed. The site
includes a lower cartshed building to the northern side. The site lies within St Peters
Conservation Area. The Listing Description is as follows:

100/0/10034 ST PETER'S ROAD 30-JUL-04 Hayling Island Barn with attached cartshed
adjacent to village hall

II Threshing barn and attached cartshed. Barn dated 1791 with the initials JH to tiebeam
adjoining southern cart door, cartshed appears of similar date. BARN: Timberframed,
clad in weatherboarding, much still tarred. Half-hipped roof covered in corrugated iron
sheeting. Four bay barn, aligned north to south with cart entrance in penultimate bay to
north. The west side has full-height double cart doors retaining pintle hinges and lower
doors to the east. The interior has upright posts with cut profile jowls and the aisle posts
have stone padstones. The wall frame has a midrail and diagonal braces. The roof
structure has angled queen struts with purlins and original rafters with ridgepiece.
CARTSHED: Attached to the north east, also timberframed, clad in tarred
weatherboarding with hipped roof covered in corrugated iron sheeting. It is of one storey
and four bays, open fronted to the east where it is supported on square wooden piers.
The roof structure has tiebeams and original rafters.

Late C18 timberframed aisled threshing barn, dated 1791 on a tiebeam, with attached
openfronted cartshed of similar date.

The site is accessed by an existing driveway from St Peters Road with vegetation along
the boundary with St Peter's Road.

2 Planning History

04/62510/000 - Conversion of barn into 4 bedroom dwelling with a detached double
garage utilising the existing but altered access to St Peters Road., WD,03/08/2004
07/62510/001 - Listed Building Consent for conversion of existing barn to dwelling
house and erection of detached garage., PERM,22/07/2010
07/62510/002 - Conversion of existing barn to dwelling house and erection of
detached garage., PERM,20/08/2007
APP/10/00179 - Discharge of Condition No's 2, 4, 5, 6 & 7 of Planning Permission
07/62510/002., PERM,22/07/2010
APP/10/00911 - Variation of Listed Building Consent 07/62510/001., INV,
APP/14/01143 - Variation of Condition No. 2 of Listed Building Consent 07/62510/001
, WD,03/07/2015
APP/14/01158 - Variation of Condition No. 9 of Planning Permission 07/62510/002 ,



UNK,
APP/15/00002 - Listed Building application for conversion of barn to dwelling house
(part retrospective) - alternative scheme of conversion to that approved under Listed
Building Consent 07/62510/001, PERM,03/06/2019
APP/18/01079 - Construction of detached 3 bay garage with room above.,
WD,13/12/2018
APP/18/01080 - Listed building consent for construction of detached 3 bay garage
with room above., UNK,
APP/19/00569 - Construction of New 3 bay garage with room above. Timber clad
building on a brick plinth with a slate roof, UNK,

3 Proposal

The proposal is for the construction of a detached 3 bay garage with storage area and
recreational  gym area at first floor, with a half hipped cat slide roof. Access to the first
floor would be via an external staircase to the west. The proposal is a revised
application following the withdrawal of application reference  APP/18/01079,  for the
construction of a detached 3 bay garage.

4 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)
CS16 (High Quality Design)
CS17 (Concentration and Distribution of Development within the Urban Areas)
CS21 (Developer Requirements)
DM13 (Car and Cycle Parking on Residential Development)

Havant Borough Local Plan (Allocations) July 2014
DM20 (Historic Assets)
AL1 (Presumption in Favour of Sustainable Development)

 Listed Building Grade: Grade 2
 Conservation Area: St Peters

5 Statutory and Non Statutory Consultations

Arboriculturalist
No response

Community Infrastructure, Planning Policy & Urban Design
CIL Liable: http://www.havant.gov.uk/community-infrastructure-levy-charging-schedule

The applicant has submitted CIL Form 9 and the exemption will be confirmed by the
Community Infrastructure Team in due course.

Conservation Officer - Objection - 1st comment

Antrims Barn is Grade II listed and is located within the St Peter’s Conservation Area.
The barn and cartshed date from the late 18th century. They have both been relatively



converted from agricultural use to a single residential dwelling.

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.

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 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 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 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

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

Assessment

The application is for the construction of a detached 3 bay garage with room above.
This is an amended scheme following the withdrawal of a previous application due to
concerns regarding the size, bulk and design of the structure.

Having reviewed the information I am afraid I still have concerns regarding the overall
bulk/size of the barn which would be set to the front of the site. Whilst the size of the
garage has been reduced from the previous submission it is still my view that this



outbuilding would appear as a particularly large structure when seen in the context of
the barn and cartshed. Its footprint also appears excessive for a three-bay garage. The
development would therefore appear very dominant and imposing and as such would
also have an adverse impact on the setting of the Grade II listed structures.

Whilst the hedge is to be retained I also believe that due to the size of the structure it
will be visible from the public realm within and into the conservation area. Again, the
structure would appear as a very dominating feature in the street scene and is
therefore considered not to preserve or enhance the character of the conservation
area.

In conclusion, the proposal does not respect the context of the application site.
Insufficient regard has been afforded by the proposal to the sensitivity of the site and
its prominence within a designated Conservation Area, close to a statutorily listed
building. The scheme would have a detrimental impact on the nearby listed structure
and the Conservation Area and thus falls far short of the statutory requirement to
‘conserve or enhance’ and does not accord with the local and national polices stated
above.

For information I have attached an example of a smaller three bay garage which might
be considered acceptable. This was only 8.7m by 5.4 and was constructed of a timber
frame. This might be a useful lead forward for the applicant should they wish to pursue
a detached garage on the site.

Conservation Officer - Objection - 2nd comment
Having reviewed the comments I can confirm that my position remains the same. As
such I am maintaining my objection to the current proposals.

Countryside Access Team
The application is not accompanied by any ecological information and I have therefore
carried out my own non-exhaustive desk-based assessment using the application
documents, online sources and recent GIS mapping.

The proposed garage will be constructed to the south-east of Antrims Barn, within an
existing yard area. It is unclear what, if any, vegetation is present within the yard area:
if there is unmanaged grassland and herbaceous vegetation/scrub then the area may
offer suitable habitat for common
reptile species and nesting birds.

The land to the immediate west of the site comprises farmland used by large numbers
of brent geese associated with the nearby Chichester & Langstone Harbours Special
Protection Area.

Consequently, the farmland is included within the Solent Waders & Brent Goose
Strategy (SWBGS) as Site H60G. There is potential for construction-related noise and
visual disturbance to impact birds using the farmland, if carried out during the
overwintering period of October to March. Given the scale of the proposed
development, and the timber construction materials, I would not expect noise and
visual disturbance to be significant. However, if works are to be carried out during the
overwintering season I would suggest that some form of opaque screening along the
site’s western boundary would be prudent.

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 nd



archaeological advisers, as relevant.

Open Space Society

Community Infrastructure Levy
CIL Liable: http://www.havant.gov.uk/community-infrastructure-levy-charging-schedule
The applicant has submitted CIL Form 9 and the exemption will be confirmed by the
Community Infrastructure Team in due course.

6 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: 9

 Number of site notices: 1.

 Statutory advertisement: 14/06/2019

 Number of representations received: 2

Comment Officer Comment
If needed should be one storey so it
less obtrusive in the area and
doublt not triple.

No more houses should be built on
the Island until the infrastructure
review has been completed.
No more 'garages' like this should
be built without a process in place
to ensure that these are not
turned into unauthourised/untaxed
dwellings over time.

Noted and covered below

The proposal is for a garage not a house
and if  granted, planning permission would
be required for a change of use to
dwellinghouse.

7 Planning Considerations

7.1 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
(ii) Impact on the Grade II Listed Building and the Conservation Area.
(iii) Effect on neighbouring properties

 (iv) Community Infrastructure Levy

 (i) Principle of development

7.2 The application site is located outside of the defined urban area and within an
undeveloped gap between settlements/non-urban area. However it is also located within
an area of existing development along St Peters Road. Policies AL1 and AL2 in the
Havant Borough Council Local Plan (Allocations) July 2014 are relevant and Policy AL2
states that planning permission will be granted for developments within undeveloped



gaps or non-urban areas that help to define the separate identity of settlements and
prevent their coalescence where development relates to small scale householder
development. As such, there can be no objection in principle to the proposal, subject to
compliance with other Development Plan Policies.

 (ii) Impact on the Grade II Listed Building and the Conservation Area.

7.3 The proposal is a resubmission of an earlier scheme under reference APP/18/01077 for
the 'Construction of detached 3 bay garage with room above', which was withdrawn by
the applicant, due to concerns regarding the size, bulk and design of the structure.  In
support of the application the applicant refers to application 07/762510/002 which
granted planning permission for a smaller garage and that farms historically had large
buildings within their courtyard, as had been the case at this site  The current proposal is
a reduction in size, from the withdraw application, but larger than that approved under
reference 07/62510/002. The proposal is a 3 bay garage with room above. The materials
 for the building would be a timber clad building on a brick  plinth with a cat slide, half
hipped slate roof, with  8 conservation roof lights and 2 side windows at first floor. The
size of  the proposal is 6.35 m x 12.99 m x 6 m. The ground floor would provide a 3 bay
garage, with the first floor shown as  a storage/recreational gym area.

7.4 The current proposal would be located on the southern boundary, forward of Antrims
Barn which is a Grade II listed building.  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 site falls within St Peters Conservation Area where there is a duty on Local Planning
Authorities under Section 72 of the Planning (Listed Buildings and Conservation Areas)
"... to have special regard to the desirability of preserving or enhancing the character
and appearance of that area".

7.5 The Council Conservation Officer (CCO) has responded in detail to the application and
has raised an objection stating in his assessment:

 "Having reviewed the information I am afraid I still have concerns regarding the overall
bulk/size of the barn which would be set to the front of the site. Whilst the size of the
garage has been reduced from the previous submission it is still my view that this
outbuilding would appear as a particularly large structure when seen in the context of
the barn and cartshed. Its footprint also appears excessive for a three-bay garage. The
development would therefore appear very dominant and imposing and as such would
also have an adverse impact on the setting of the Grade II listed structures.

Whilst the hedge is to be retained I also believe that due to the size of the structure it
will be visible from the public realm within and into the conservation area. Again, the
structure would appear as a very dominating feature in the street scene and is therefore
considered not to preserve or enhance the character of the conservation area.

In conclusion, the proposal does not respect the context of the application site. Insufficient
regard has been afforded by the proposal to the sensitivity of the site and its
prominence within a designated Conservation Area, close to a statutorily listed building.
The scheme would have a detrimental impact on the nearby listed structure and the
Conservation Area and thus falls far short of the statutory requirement to ‘conserve or
enhance’ and does not accord with the local and national polices stated above."



7.6 The proposal would be contrary to Policies CS11 and CS16 of the Havant Borough
Core Strategy and  Policy DM20 of the Havant Borough Local Plan (Allocations) which
seek to protect and enhance the special heritage assets of the Borough in accordance
national advice and the duty imposed on local planning authorities under Sections  66
and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

 (iii) Effect on neighbouring properties

7.7 The proposal  would be located to the front of the site with Northney Village Hall to the
south, and residential development to the north and east. The closest property to the
east is over 30 m away, with a road in between.  Due to the degree of separation
between the closest property to the east  (ie over 30 m), vegetation along the eastern
boundary of the site, and any overlooking limited to the front of the properties, the
proposal would not be materially harmful to residential amenity.

7.8 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).  It is noted no
letters of objection were received in respect of residential amenity. 

 (iv) Community Infrastructure Levy (CIL)

7.9 The floor area of the proposal is 134 sq m. Therefore the proposal would normal be CIL
liable, as this is over 100 sq m. However, the applicant has completed the 'Self Build
Residential Extension Exemption Claim Form' which includes the self build declaration.
Therefore, based on the information provided by the applicant the development is not
CIL liable. 

8 Conclusion

8.1 The proposal would have a limited and acceptable impact on the neighbours. However,
due to the large size and bulk of the proposal it  would have a very dominant and
imposing adverse impact on the setting of the listed building and would falls far short of
the requirement to enhance or preserve the St. Peter's Conservation Area, contrary to
adopted Policies CS11 and CS16 of the Havant Borough Core Strategy and  Policy
DM20 of the Havant Borough Local Plan (Allocations), national advice in the NPPF and
the statutory requirements imposed under Sections  66 and 72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990.

9 RECOMMENDATION:

That the Head of Planning be authorised to REFUSE PERMISSION for application
APP/19/00568 for the following reasons:

1 The proposed development would adversely affect the character and
appearance of the St Peter's Conservation Area by reason of its size and bulk
and would fail to preserve or enhance it. The proposal is therefore contrary to
policies CS11 and  CS16 of the Havant Borough Local Plan (Core Strategy)
2011, policy DM20 of the Havant Borough Publication Local Plan (Allocations),
the National Planning Policy Framework 2018  and Section 72 of the Planning
(Listed Buildings and Conservation Areas) Act 1990.



2 The proposed development by reason of its size and build would adversely
affect the character of the area and in particular would be detrimental to the
setting of the adjacent building which is listed as being of special architectural
or historic interest. It is therefore contrary to policies CS11 and CS16 of the
Havant Borough Local Plan (Core Strategy) 2011, policy DM20 of the Havant
Borough Publication Local Plan (Allocations), the National Planning Policy
Framework 2018 and Section 66 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.


