DELEGATED OFFICER REPORT

	PROPOSAL
	Proposed single storey rear extension and new pitched roof over the existing garage.

	LOCATION:
	20 Southwood Road, Hayling Island, PO11 9QD

	REFERENCE NO:
	APP/25/00471
	

	APPLICANT:
	Mr Narula

	CONSULTATION EXPIRY DATE:
	

	APPLICATION EXPIRY DATE:
	08/08/2025

	WARD:
	Hayling East

	SUMMARY RECOMMENDATION: Approve with conditions





Site Description 

1.1   The application site comprises of a bungalow located in Hayling Island located on the     	        southern side of Southwood Road. To the front of the dwelling is parking space, to the 	        rear is the dwelling’s rear garden. The property’s materials feature brickwork, render 	        and tilework for the external walls and a brown concrete roof in gabled designs. The 	        application site is in an urban and residential area, with the character of the street 	        mainly featuring bungalows with a mix of hipped and gabled roof designs.

2.	Planning History 
	
2.1     Is there any planning history relevant to the current application?	

No relevant history.

3.	Proposal

3.1    Proposed single storey rear extension and new pitched roof over the existing garage.

         Officer comment:

3.2    The proposed pitched roof over the garage element of the works, has been altered from proposing a gable design to a barn hip design during the application process.
	
4.	Policy Considerations 

In accordance with Section 38 (6) of the Planning and Compulsory Purchase Act 2004, this decision has been taken having regard to the policies and proposals in the National Planning Policy Framework, the Development Plan, and all other material planning considerations identified in the Planning Considerations section of the report.
	
	Havant Borough Council Borough Design Guide SPD December 2011        
	Havant Borough Council Parking SPD July 2016
Havant Borough Local Plan (Core Strategy) March 2011

CS16	(High Quality Design)
DM8	(Conservation, Protection and Enhancement of Existing Natural Features)
CS15 Flood and Coastal Erosion Risk


Havant Borough Local Plan (Allocations) July 2014

AL1	(Presumption in Favour of Sustainable Development)

	Listed Building Grade: N/A
	Conservation Area: N/A

5.	Statutory and Non Statutory Consultations 

	Councillor Mark Coates
	No comments received.

	Councillor Peter Oliver
	No comments received.

	Councillor Netty Shepherd
	No comments received.

	Ecologist
	I am satisfied that the proposal would not be likely to result in impacts to ecological features.

	HBIC
	[bookmark: _Hlk208310286]Within 50m: Notable and Protected Species: Common Pipistrelle in flight




	

6.	Publicity and Community Involvement 

	This application was publicised in accordance with the Council's Local Code of Corporate Governance and the Statement of Community Involvement. 

Public comments - Number of representations received: 0

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)	Appropriateness of design and impact on the character of the area
(iii)	Effect on neighbouring properties
(iv)	Biodiversity Net Gain (BNG)
(v)     Ecology
(vi)    Flood risk


(i)	Principle of development 

7.2	The application site is located within the defined urban area, therefore development is considered acceptable in principle subject to development management criteria.

	(ii)	Appropriateness of design and impact on the character of the area

7.3   The works would be readily visible on the streetscene with regards to the proposed barn hip roof over the existing garage.

7.4    The proposal is for a rear extension and a pitched roof over the existing garage.

7.5    The proposed rear extension would be an infill extension and would not extend beyond the existing rear elevation of the property. It would be of a modest height and depth and would be considered subservient to the main dwelling. In light of this, it is considered to have an acceptable impact upon the dwelling and owing to its location; not visible on the streetscene, would have an acceptable impact on visual amenities.

7.6    The proposed pitched roof over the existing roof, has been altered during the application process from a gable pitch to a barn hip design. Whilst the barn hip design is not seen on the streetscene, officers do note that there is a mixed pattern of gabled and hipped roofed properties in the nearby streetscene, whilst the barn hip design would not be in keeping with this, officers do not consider that it would have an adverse impact on the streetscene, owing to the mixed nature of roof forms on the street. In light of this, it is considered to have an acceptable impact upon the character of the dwelling and upon visual amenities.


          Materials

7.7    The pitched roof would feature tilework which is considered acceptable. The rear extension would feature flat roof construction and brickwork which is also considered acceptable.

7.8    The design and appearance of the proposal is deemed appropriate in context to the main building and is therefore considered to be acceptable, meeting the requirements of Policy CS16 of the HBLP (Core Strategy) 2011.  It is considered that the scheme would not result in an adverse impact on the visual amenity of the locality.

(iii)	Effect on neighbouring properties

7.9    To the western side of the application site is No.18 Southwood Road. Due to proximity, the main impact to assess would be in regard to this property. Due to the nature of the works, properties to the front, rear and east of the application site are considered to be acceptably impacted by the works.

         No.18 Southwood Road.

7.10  The pitched roof over the garage element of the works would feature no fenestration and is considered acceptable regarding overlooking concerns. Owing to its location near No.18’s side garage it is not considered to have an overbearing impact. Regarding overshadowing, the agent has revised the plans to show a 25-degree angle test regarding No.18’s eastern side elevation and the proposed pitched roof. The test shows that the barn hip design would appear to on balance have an acceptable impact upon No.18’s side elevation, and officers do not consider that this impact would warrant the refusal of this planning application.

7.11   Consequently, it is considered that on balance, that the proposal would not appear overbearing or lead to a loss of light, outlook or privacy and on balance 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) 2011.  It is noted no letters of objection were received with respect to the scheme.

(iv)	Biodiversity Net Gain (BNG)

7.12	It is noted that this householder application is exempt from the requirements relating to Biodiversity Net Gain.

(v)     Ecology

7.13  Due to works impacting tilework, where bats are more likely to reside and that the application site has been located to be within 50 metres of a Notable and Protected Species: Common Pipistrelle in flight, the Council’s Ecologist has been consulted during the application process. Regarding this, the Council’s Ecologist has stated “I am satisfied that the proposal would not be likely to result in impacts to ecological features”. Regarding this comment, the proposal is considered unlikely to lead to unacceptable harm to protected species and the proposal is considered to accord with Policy DM8 of the Havant Borough Local Plan (Core Strategy) 2011.

(vi)    Flood risk

7.14  Due to part of the application site being located in flood zone 2, a flood risk assessment has been received by the agent. The Flood risk assessment states regarding mitigations: 

         Mitigation Measure

          In addition following SFRA advice the following measures are considered to be proportionate.

·     Air vents: special designs of air vent are available in the market to prevent water ingress in circumstances where the predicted flood depth is low (i.e. < 0.3m); e.g. periscopic air vent. 

·     Fittings: The main principle is to use durable fittings that are not significantly affected by water and can be easily cleaned (e.g. use of plastic materials or stainless steel for kitchen units). The cost of these units may need to be balanced against the predicted frequency of flooding.

·     Place fittings (e.g. electrical appliances, gas oven) on plinths as high as practicable above the floor so that they are out of reach of flood water. 
 
·       Pipework: Closed cell insulation should be used for pipes which are below the predicted flood level.

·       Drainage services: Non-return valves are recommended in the drainage system to prevent back-flow of diluted sewage in situations where there is an identified risk of the foul sewer surcharging. Maintenance of these valves is important to ensure their continued effectiveness.

·       Water, electricity and gas metres: should be located above predicted flood level.

·       Electrical services: electrical sockets should be installed above the flood level for ground floors to minimise damage to electrical services and allow speedy re-occupation. Electric ring mains should be installed at the first floor level with drops to ground floor sockets and switches. Heating systems: boiler units and ancillary devices should be installed above predicted flood level and preferably on the first floor of two-storey properties.

·      Communications wiring: wiring for telephone, TV, Internet and other services should be protected by suitable insulation in the distribution ducts to prevent damage. Any proposed design solution for flood insulation on all potentially vulnerable wiring should be discussed with the relevant service providers.

7.15      Regarding this flood risk assessment and with reference to its flood mitigation and       	             resilience techniques, officers consider it satisfactory, in meeting the requirements of 	             Policy CS15.

8.         Conclusion 

8.1	The proposed development is on balance acceptable in principle, is appropriate in 	          terms of design and its impact on the character of the area, and on balance would  	          have a limited and acceptable impact on the neighbouring properties. On this basis it 	          is recommended for approval.



9.	RECOMMENDATION:


That the Executive Head of Place be authorised to GRANT PERMISSION for application APP/25/00471 

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:

Drawing Number: CFA 01 02 :Existing plans, location plan, block plan and amended proposed plans: Uploaded 08/09/2025

            Reason: - To ensure provision of a satisfactory development.

3. The external materials used shall be as indicated on the submitted forms and hereby approved plans, or shall match, in type, colour and texture, those of the existing building so far as practicable.

Reason: In the interests of the amenities of the area and having due regard to policy CS16 of the Havant Borough Local Plan (Core Strategy) 2011 and the National Planning Policy Framework.


Informative:

1.  In accordance with paragraphs 38-50 of the NPPF Havant Borough Council (HBC) takes a positive and proactive approach and works with applicants/agents on development proposals in a manner focused on solutions by:

            Offering a pre-application advice service, and

            Updating you of any issues that may arise in the processing of your application   	            and where possible suggesting solutions, and,

            In this instance:

            You were updated about issues after the initial site visit.



