DELEGATED OFFICER REPORT

	PROPOSAL
	Single storey side and rear extension to replace existing conservatory and first floor infill extension.

	LOCATION:
	97 New Brighton Road, Emsworth, PO10 7QS

	REFERENCE NO:
	APP/25/00615
	

	APPLICANT:
	Bates

	CONSULTATION EXPIRY DATE:
	

	APPLICATION EXPIRY DATE:
	16/09/2025

	WARD:
	Emsworth

	SUMMARY RECOMMENDATION: Approve with conditions





1.	Site Description 

1.1    The application site comprises of a two-storey semi-detached dwellinghouse located in a corner location to the west of New Brighton Road and to the North of Wensley Gardens in Emsworth. Along with No. 99, the site forms half of a pair of semi-detached, two-storey cottages which are of traditional design including flint brickwork with brick quoins, decorative clay tiled roofs and decorative chimneys. Both properties are included on the Council’s list of ‘Buildings of Local Interest’ and are therefore classed as non-designated heritage assets as specified in the NPPF. 

1.2    The application site is in an area that would be considered both urban and residential, with the nearby character of New Brighton Road featuring a mixture of two-storey dwellings and bungalows with some variety in external material finishes in evidence. Properties in Wensley Gardens are mainly detached two storey properties.

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

Yes – APP/24/00749 –  Single storey side and rear extension to replace existing conservatory and first floor infill extension. Alterations to existing fenestration, recladding of existing rear extension and raising of existing extension roof. Roof extension to existing garage with front and rear dormers to create habitable space. Refused 30/06/2025.

90/52553/000 - Pitched tiled roof to replace existing 3 layer felt roof., REF

05/52553/002 - Single storey conservatory., PERM,26/08/2005


3.	Proposal

	Single storey side and rear extension to replace existing conservatory and first floor infill extension.
	
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

CS11	(Protecting and Enhancing the Special Environment and Heritage of Havant Borough)
CS16	(High Quality Design)
DM8	(Conservation, Protection and Enhancement of Existing Natural Features)


Havant Borough Local Plan (Allocations) July 2014

DM20	(Historic Assets)
AL1	(Presumption in Favour of Sustainable Development)

Emsworth Neighbourhood Plan Post Examination Version 2020

ENP_H1	(Design & Heritage)
ENP_D1	(General Design Policy)
ENP_D2	(Height, Mass & Materials)
ENP_D3	(Layout, Form & Density)

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

5.	Statutory and Non Statutory Consultations 

	Councillor Charles Robert

	No comments received.



	Councillor Grainne Rason

	No comments received.



	Councillor Reuben Mychaleckyj

	No comments received.



	Emsworth Residents Forum

	No comments received.

Southern Water
Following the review of the submitted documents, Southern Water has no objections to the proposed extension.

HBIC
Within 50m: Notable and Protected Species: Autumn Lady's-tresses



	Ecologist
Again, this looks OK. On the basis of submitted information, no need for further
information.







Conservation officer

Site / Location 


The application site is located on the corner of New Brighton Road and Wensley
Gardens in Emsworth. Along with No. 99, the site forms half of a pair of semi
detached, two-storey cottages which are of traditional design including flint brickwork
with brick quoins, decorative clay tiled roofs and decorative chimneys. 

Both properties are included on the Council’s list of ‘Buildings of Local Interest’ and are
therefore classed as non-designated heritage assets (NDHA). 
 
A previous application (APP/24/00749) was recently refused which was for the same
proposal, including an extension to the garage and making this habitable.
 
Legislation 

When assessing the proposal, the following legislation and policy context is taken in
consideration.
 
National Planning Policy Framework (revised December 2024) 

Chapter 16 of the NPPF relates to the Historic Environment including paragraphs 202
– 221. The building subject to this application is not listed but is deemed to be a non
designated heritage asset (as set out in the introduction) and therefore the following
paragraph is most relevant to the determination of this application: 

‘The effect of an application on the significance of a non-designated heritage asset
should be taken into account in determining the application. In weighing applications
that directly or indirectly affect non-designated heritage assets, a balanced judgement
will be required having regard to the scale of any harm or loss and the significance of
the heritage asset’. 

Havant Borough Local Plan (Core Strategy 2011 and Allocations Plan 2014)

Policy CS11 – Protecting and Enhancing the Special Environment and Heritage of the
Havant Borough

Policy CS11 (4) states that planning permission will be granted for development which: 
‘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 CS16 – High Quality Design 
Policy CP16 (1a) of the Core Strategy states that:  

‘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:

a)	Identifies and responds positively to existing features of natural, historic or local character within or close to the proposed development site’.
b)	Integrates with existing local landscape features, promotes wildlife and biodiversity and/or applies characteristics of the local area into the design of a scheme wherever possible to create variety and interest; 
c)	Uses the characteristics of the locality to help inform the design of the new development including heights, massing, existing buildings lines, plot widths and depths, materials and proportions of windows and doors; 
d)	Is well connected to and integrates with the immediate local area and the wider area by linking to existing pedestrian and cycle routes and encouraging people to use public transport where possible; and 
e)	The development does not cause unacceptable harm to the amenity of neighbours through smell, the loss of privacy, outlook, noise and overlooking.

Policy DM20 (Allocations Plan) - Historic Assets 

Policy DM20 states that;  

‘Planning permission will be granted for development proposals that conserves and
enhances the historic assets of Havant. It also states that application which affect, or
have the potential to affect, heritage assets are expected to provide a Heritage
Statement that: 

1. Describe the significance of the asset and its setting, using appropriate expertise
and where necessary original survey, at a level of detail proportionate to its
significance and sufficient to understand the potential impact of the proposal.

2. Sets out the impact of the development on the heritage assets and mitigation that is
proportionate to the impact and the significance of the heritage asset, including
where possible positive opportunities to conserve and enjoy heritage assets.

Assessment 

This application now solely relates to the single storey and side extension and the first
floor infill.
 
The first-floor infill would comprise in filling the gap between the existing, rear gable
projection and an extension belonging to No. 99, which comprises a small gable
extension, which is finished in clay tile hanging. The proposed extension would match
the scale of the extension at No. 99, creating a sympathetic mirroring of this design,
whilst being subservient to the existing gable projection. This element of the scheme
would not result in harm to the NDHA. 

With regards to the ground floor extension, this would replace the existing
conservatory and connect the new structure internally with an existing, flat roof rear
extension. The existing rear extension would be partially rebuilt with a higher roof and
using flint brickwork on the rear elevation to match that the existing house. The
extension which would replace the conservatory, would also be flat roof, but would
have a contemporary design, angling out into the garden, with full height glazing on
both sides, with a zinc effect roof. 

This extension would add an architecturally interesting addition, but which
complements, rather than competes with the traditional character of the main house.
Subject to further details on materials, this element of the scheme would not result in
harm to the NDHA. 


Overall the scheme would not result in harm to the NDHA and is therefore compliant
with the relevant section of the NPPF and the adopted Local Plan. 

Conclusion
NO OBJECTION

	


6.	Publicity and 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: Not applicable.

         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, impact on the character of the area and impact on the locally listed building
(iii)	Effect on neighbouring properties
(iv)	Biodiversity Net Gain (BNG)
(v)     Ecology


	(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.

7.3    This application site has recently featured a planning history featuring the refusal of
          APP/24/00749.

7.4      APP/24/00749 was refused on 30/06/2025 for the following reason:

         The proposed height, mass and bulk increase to the garage to facilitate a first floor with dormers, would by virtue of its prominent location forward of the established development of Wensley Gardens result in an unsympathetic development that would be harmful to the character of the area and overly prominent in the established street scene. Furthermore the enlarged garage building would by reason of its increase in height, mass and bulk when combined with its siting in proximity to the dwelling detract from the vernacular character and the setting of the Locally Listed Building No. 97 New Brighton Road, which is a non -designated heritage asset. The proposal therefore conflicts with Policies CS11 and CS16 of the Havant Borough Local Plan (Core Strategy) 2011, Policy and DM20 of the Havant Borough Local Plan (Allocations Plan) 2014, Policies H1, D1, D2 and D3 of the Emsworth Neighbourhood Plan, Havant Borough Design Guide SPD 2011 and the National Planning Policy Framework.

7.5    The current proposal differs to the previous scheme with this proposal removing the garage element of the works, and through minor alterations to fenestration compared to the previous application. 

7.6    Since the determination of application APP/24/00749 there has been no material
         change to local or national planning policy relevant to this application.

7.7   This report will assess whether this proposal has overcome the reasons for the
        previous refusal and will assess the proposal on its own merits and whether it is 
         acceptable in its own right.

(ii)	Appropriateness of design, impact on the character of the area and impact on      	         the locally listed building

         Character, bulk and the streetscene

7.8   The works would feature limited visibility on New Brighton Road's streetscene and     	         Wensley Garden’s streetscene 

7.9    The proposed single-storey side and rear extension	         would not increase the depth of the dwelling beyond the existing rear elevation, it    	         would be visible on both New Brighton Road and Wensley Garden's streetscenes,             	         however, in light of its modest single storey nature and contemporary design, it is not   	         considered to detract from the character of the application site or visual amenities, and  	         is considered acceptable.

7.10  The proposed first-floor infill extension would be of a modest scale upon the existing 	         dwelling, would feature a pitched roof in keeping with the dwelling and would promote 	        symmetry between Nos 97 and 99 New Brighton Road. In light of this, it is considered 	        acceptable regarding the character of the dwelling and visual amenities. 

7.11  The proposed alterations including, 1No rear rooflight (at approximately 120mm it 	         would constitute permitted development), together with the proposed roof 	         raising to the rear extension roof and change to rear elevational materials (to feature   	         flintwork) are considered acceptable regarding the character of the dwelling, visual  	         amenities.

         Materials 

        Works in the context of No.99 New Brighton Road

7.12 The first-floor infill extension would use clay tiles to match the existing neighbour which 	        is considered acceptable. The proposed single-storey side and rear extension would  	       feature a single ply roof which is considered acceptable. The proposed side/rear 	       extension would also use zinc cladding. Although it is noted that the zinc cladding would 	       provide a very modern aesthetic on the locally listed building with reference to the 	       proposed material, officers in principle do not consider that this would detract and 	      cause harm to the vernacular of the locally listed building. It is also noted that the 	      extension would be located to the side and rear where views would be more shielded by 	      boundary treatment on the footpath, lessening the impacts on visual amenities. The 	      raising of the rear extension would feature flint work of which the principle is considered 	     acceptable. Notwithstanding these considerations, a material sample condition will be 	     added to the decision notice, to secure a suitable palette and quality of the 	     external finishes of the works.

        Impact on the locally listed building 

7.13 The application site comprises of a two-storey semi-detached dwellinghouse located in 	         Emsworth. Along with No. 99 New Brighton Road, the site forms half of a pair of semi-	        detached, two-storey cottages.  Both properties are included on the Councils list of 	        Buildings of Local Interest and are therefore classed as non-designated heritage assets 	        as specified in the NPPF. 

7.14  Policy CS16 of the Havant Borough Local Plan (Core Strategy) 2011 requires that new 	        development:

         Responds to, draws inspiration from and respects local context and: 

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

	         Policy CS11 of the of the Havant Borough Local Plan (Core Strategy) 2011 states that 	         Planning Permission will be granted for development that (amongst other matters):

         Protects and where appropriate enhances the borough’s statutory and nonstatutory  	         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.

7.15  Policy H1 of the Emsworth Neighbourhood Plan requires that: Any new development or    	         alteration to an existing structure that affects, or has the potential to affect a heritage 	         asset (whether designated or undesignated) will be required in its design, scale and 	        materials to conserve or enhance the significance of the heritage asset, the wider 	        historic character of Emsworth, and to have regard to the design guidance within this 	       neighbourhood plan.

7.16  The NPPF 2024 requires Local Planning Authorities to identify and assess the 	        particular significance of any heritage asset that may be affected by a proposal taking 	        account of the available evidence and any necessary expertise.

7.17  No.97 New Brighton Road is important, being a two-storey semi-detached 	        dwellinghouse attached to No.99 New Brighton Road, both dwellings being locally listed 	        buildings. Both dwellings feature traditional design including flint brickwork with brick 	       quoins, decorative clay tiled roofs and decorative chimneys.

7.18  Due to the application site comprising of a locally listed building, the Council's 	         Conservation Officer was consulted during the application process in order to assess 	         the impacts of the works upon the non-designated heritage asset. In light of this, the 	        Council's Heritage officer has stated:

	“This application now solely relates to the single storey and side extension and the first 	         floor infill. 

        The first-floor infill would comprise in filling the gap between the existing, rear gable 	        projection and an extension belonging to No. 99, which comprises a small gable 	        extension, which is finished in clay tile hanging. The proposed extension would match 	        the scale of the extension at No. 99, creating a sympathetic mirroring of this design, 	        whilst being subservient to the existing gable projection. This element of the scheme 	        would not result in harm to the NDHA. 

         With regards to the ground floor extension, this would replace the existing conservatory    	         and connect the new structure internally with an existing, flat roof rear extension. The 	         existing rear extension would be partially rebuilt with a higher roof and using flint 	         brickwork on the rear elevation to match that the existing house. The extension which  	         would replace the conservatory, would also be flat roof, but would have a 	         contemporary design, angling out into the garden, with full height glazing on both  	         sides, with a zinc effect roof. 
         This extension would add an architecturally interesting addition, but which    	         complements, rather than competes with the traditional character of the main house. 	         Subject to further details on materials, this element of the scheme would not result in  	         harm to the NDHA. 

         Overall the scheme would not result in harm to the NDHA and is therefore compliant 	         with the relevant section of the NPPF and the adopted Local Plan.” 

7.20    With regards to the comment by the Council's Heritage Officer, the alterations to 	           No.97 New Brighton Road are considered to have an acceptable impact regarding the 	           heritage of the locally listed building and upon visual amenities and would not detract 	           from the significance of the locally listed building as a non-designated heritage asset.  	           The proposal is therefore considered to be acceptable, meeting the requirements of 	           Policy CS16 of the HBLP (Core Strategy) 2011. 

(iii)	Effect on neighbouring properties

7.21	To the northern and western sides of the application site are properties at No.99 New    	         Brighton Road and No.25 Wensley Gardens. Due to proximity, the main impact to 	         assess would be in regard to these properties. Due to the scale, location and nature of 	         the works, properties to the southern and eastern sides of the application site are 	         considered to be acceptably impacted. The proposed rear rooflight has been confirmed 	        to feature approximately a 120mm height which would constitute permitted 	        development

         No.99 New Brighton Road

7.22   The proposed alterations to existing fenestration, recladding of existing rear extension 	           and 1No rooflight to the rear elevation are considered to acceptably impact this 	           property.

7.23  The proposed single-storey side and rear extension would be shielded by the existing   	         dwelling's extension together with the rear extension to No.99 and is considered 	        acceptable regarding overshadowing and overbearing concerns. Regarding overlooking 	        concerns, any oblique views would face boundary treatment which is considered 	        acceptable. The proposed raising of the rear existing extension roof would not protrude 	        beyond No.99's rear extension would feature an approximate 3.2 metre height, and in 	        light of this it is considered acceptable regarding overshadowing and overbearing 	       concerns. Regarding overlooking concerns, there would be more fenestration (a door) 	       however any oblique views would face boundary treatment, and this aspect of the works 	       is considered acceptable regarding overlooking.

7.24   The proposed first-floor infill extension would attach to No.99's first-floor. In light of its 	          location, and scale, it is not considered to unacceptably overshadow or be 	          unacceptably overbearing upon No.99. Regarding overlooking concerns, the rear 	         fenestration of the first-floor infill would have the potential to provide oblique views to 	         the rear garden of No.99 due to being close to the shared boundary. It is noted that this 	         window would be serving a bathroom window. This has been shown on the plans as 	        obscure and high level and a condition will be added to the decision notice to ensure  	        this. In light of this, the first-floor infill is considered to be acceptable regarding 	        overlooking concerns regarding No.99.


        No.25 Wensley Gardens

7.25  The proposed changes to the rear elevational materials and 1No Rooflight to the rear 	         elevation are considered to acceptably impact this property. 

7.26  The proposed single-storey side and rear extension would feature a sufficient 	         separation distance in order to prevent unacceptable overshadowing and overbearing 	         impacts. Regarding overlooking impacts, there would be rear fenestration facing 	         No.25, however, in light of that it would face boundary treatment this is considered 	        acceptable. Regarding the proposed raising of the existing extension roof this would 	         feature a sufficient separation distance to prevent unacceptable overshadowing and 	         overbearing impacts. Regarding overlooking impacts there would be revised 	         fenestration at this location, however, this would face boundary treatment and would 	         acceptably impact No.25 Wensley Gardens.

7.27  The proposed first-floor infill extension would in its proposed location be acceptable 	         regarding overshadowing and overbearing concerns. Regarding overlooking concerns, 	         the rear fenestration would be approximately 12.8 metres from No.25 Wensley 	        Gardens curtilage. It is noted that the rear fenestration would face no clear windows to 	        No.25's eastern (side) elevation and officers consider this acceptable regarding 	        overlooking concerns.

7.28	Consequently, it is considered that the proposal would not result in an unacceptable 	        loss of light or be significantly overbearing or lead to a loss of light and would have an 	       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 0 letters of objection were received with respect to the 	       scheme.

	(iv)	Biodiversity Net Gain (BNG)

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

(v)   Ecology

7.30  Due to potential for harm to protected bat species, the Council's Ecologist was 	        consulted during the application process. The Council's Ecologist has not 	        stated an objection to the works, and the proposal is considered to accord with Policy 	        DM8 of the Havant Borough Local Plan (Core Strategy) 2011. The application site has   	        also been located to be within 50 metres of a Notable and Protected Species: Autumn 	        Lady's-tresses. However, owing to that the extension would not significantly expand the 	        ground floor rear footprint to impact the rear garden whereby this species is more likely 	        to reside, officers consider unacceptable impacts unlikely. 

8	Conclusion 

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



9.	RECOMMENDATION:


That the Development Manager be authorised to Grant Permission for application APP/25/00615 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:

Drawing number: 25006 101 Revision A : Existing & amended Proposed Plans & Elevations: Uploaded 10/09/2025

Drawing Number: 25006 100: Location and block plan: Uploaded 27/08/2025

Heritage statement: Uploaded 27/08/2025

Email by Richard Williams named rooflight height confirmation 97 New Brighton Road: Uploaded 10/09/2025

Email by Richard Williams named Proposed cladding 97 New Brighton Road: Uploaded 10/09/2025

Reason: - To ensure provision of a satisfactory development.

3. Notwithstanding any description of materials in the application no above ground construction works shall take place until samples and / or a full specification of the
materials, windows and doors to be used for the rear/side extension, rear rooflight, raised rear extension roof and first floor rear infill extension have been submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, colour and texture of the materials. Only the materials so approved shall be used, in accordance with any terms of such approval.

Reason: - To ensure the appearance of the development is satisfactory on the locally listed building and having due regard to policies CS11 and CS16 of the Havant Borough Local Plan (Core Strategy) 2011 and DM20 (Allocations) 2014 and the National Planning Policy Framework 2024.

4. Notwithstanding the provisions of any Town and Country Planning (General Permitted Development) Order 2015, prior to first occupation of the first floor infill extension hereby permitted, the window on the first floor on the rear elevation of the proposed rear first floor infill extension shall be unopenable below a height of no less than 1.7m above finished floor level and shall feature textured glass which obscuration level is no less than Level 4 of the Pilkington Texture Glass scale (or equivalent) and retained as such thereafter.


Reason: In the interests of the amenities of the occupiers of nearby properties 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:

          Your application was acceptable as submitted and no further assistance was 	          required.



