DELEGATED OFFICER REPORT

	PROPOSAL
	Retrospective application for change of use from solicitors office to one bedroom residential property.

	LOCATION:
	10 South Street, Havant, PO9 1DA

	REFERENCE NO:
	APP/25/00386
	

	APPLICANT:
APPLICATION TYPE:
	Littlestone Properties (Bedhampton) LTD
Full planning permission


	CONSULTATION EXPIRY DATE:
	01/10/2025

	APPLICATION EXPIRY DATE:
	30/07/2025

	WARD:
	St Faiths

	SUMMARY RECOMMENDATION: Approve with Conditions





1. Site Description 

1.1 The application site is located on South Street in Havant. It comprises an end of terrace, two-storey property of brick and tile construction. It dates back to the C18 and forms a row of cottages along with No’s 4, 6 and 10 which are all Grade II listed as a collective. The property is also located within the St Faiths Conservation Area.

1.2 The Historic England Listing entry for the site states; ‘Row of 4 cottages. C18. Brick, with a tile roof. 2 storeys, 4 windows. Brick dentil eaves. The walling to 4 and 6 has blue headers with red flush dressings, quoins, verticals, rubbed cambered arches, plinth of red Flemish bond with blue heads: 8 and 10 has red brickwork in Flemish bond with blue headers, rubbed cambered red arches. 5 old sashes in exposed frames, 1 Victorian sash, 1 early C19 casement. Plain doorways.’

1.2	The property fronts on to the pavement. A shared private lane runs along the side of the property leading to parking areas and rear accesses for several properties.

1.3	The property is located a short distance outside of the Havant Town Centre boundary. The surrounding land uses are a mix of residential properties, retail uses, industrial and public houses.


2.	Planning History 
	

APP/25/00385	Listed Building Consent application for Change of Use of Solicitors office to 1 bedroom apartment and associated works. (Retrospective)	Under consideration
	




3.	Proposal

3.1	The proposal seeks retrospective planning permission for a change of use from a solicitor’s office to one bedroom residential property. 

3.2	One parking space would be provided at the rear of the property which is accessed via the shared private lane to the side of the property. Cycle and bin storage would also be located here.
	
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

CS2 Employment
CS11 Protecting and Enhancing the Special Environment and Heritage of Havant Borough
CS15 Flood and Erosion Risk
CS16 High Quality Design
CS17 Concentration and Distribution of Development within the Urban Areas
DM3 Protection of Existing Employment and Tourism Sites
DM13 Car and Cycle Parking on Residential Development


Havant Borough Local Plan (Allocations) July 2014

Policy AL1 Presumption in Favour of Sustainable Development
Policy DM20 Historic Assets
Policy DM24 Recreational Disturbance to Special Protected Areas (SPAs) from Residential Development

	Listed Building Grade: 2
	Conservation Area: St Faiths

5.	Statutory and Non Statutory Consultations 

	Conservation Officer – First comment: Objection

The proposed change of use of the building from office to residential has already been implemented. Internally, in terms of physical works undertaken, this has included a subdivision of a first-floor space to include an upstairs wc. This is not considered to be harmful to the significance of the listed building, nor the conservation area. 

The existing external south elevation comprises exposed historic brickwork in Flemish Garden bond, with scattered blue headers and there is evidence of a bricked-up window with an arched brick header. This detailing adds to the architectural significance of the listed building and the conservation area. The works which have been carried out include the installation of new plastic pipe work and the replacement of an existing, GF window with a double glazed, uPVC replacement. The plastic pipework is not in keeping with the historical character of the building and no effort has been made to conceal this. It also contrasts with the cast iron drainpipe on the front corner of the building. As it stands, this pipework is harmful to the listed building (less than substantial harm). 

Prior to its replacement, the existing window was single glazed and had a wooden frame, however it was not historic in character when compared to the original windows on the front elevation. The replacement window is uPVC, which is out of keeping with the character of the property. As it stands, this is harmful to the listed building (less than substantial harm). 

In order for the application to be supported from a heritage respective and remove the harm currently being caused, my recommendation would be to consider the reconfiguration of the pipework and replace this with either cast iron, or a cast aluminium. With regards to the window, this needs to be replaced with a wooden frame version with either single glazing, or slimline style double glazing. 

As submitted, the works carried out result in less than substantial harm to the listed building and the St Faiths Conservation Area and fail to meet the tests set out in S16, S66 and S72 of the Planning (Listed Building and Conservation Areas) Act 1990 and the relevant parts of the NPPF and the adopted Local Plan.

Conservation Officer: Second comment:

Having checked all the revised plans, I confirm I am happy with the annotation that the window is to be altered to a wood frame, slim line double glazed unit and the pipework will be painted with a matt black finish. I also confirm I am happy with the replacement door. 

I do think we need a condition which specifies a time limit for when the replacement window / matt black finish on pipework needs to be completed by, as if it's not done within that specified time period, we have recourse for enforcement action. 



	Environment Agency
No comment received


	Engineering/Drainage
No comment received


	Historic England
No specific advice


	Natural England

Natural England is not able to provide specific advice on this application and therefore has no comment to make on its details. Although we have not been able to assess the potential impacts of this proposal on statutory nature conservation sites or protected landscapes, we offer the further advice and references to Standing Advice. 

Natural England advises Local Planning Authorities to use the following tools to assess the impacts of the proposal on the natural environment:

Impact Risk Zones: 
Natural England has provided Local Planning Authorities (LPAs) with Impact Risk Zones (IRZs) which can be used to determine whether the proposal impacts statutory nature conservation sites. Natural England recommends that the LPA uses these IRZs to assess potential impacts. If proposals do not trigger an Impact Risk Zone then Natural England will provide an auto-response email. 

Standing Advice: 
Natural England has published Standing Advice. Links to standing advice are in Annex A 

If after using these tools, you consider there are significant risks to statutory nature conservation sites or protected landscapes, please set out the specific areas on which you require Natural England’s advice. 

Further information on LPA duties relating to protected sites and areas is here - Protected sites and areas: how to review planning applications - GOV.UK (www.gov.uk)

Further guidance is also set out in Planning Practice Guidance on the natural environment Natural environment - GOV.UK (www.gov.uk) and on Habitats Regulations Assessment Appropriate assessment - GOV.UK (www.gov.uk) 

Non detailed advice from Natural England does not imply that there are no impacts on the natural environment. It is for the local planning authority to determine whether or not the proposal is consistent with national and local environmental policies. Other bodies and individuals may provide information and advice on the environmental value of this site and the impacts of the proposal on the natural environment to assist the decision making process.




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.

	
	Publicity Type
	Publicity Details
	Start Date 
	End Date
	Reasons

	Site Notice
	First site notice

	06/06/2025

	27/06/2025

	Is in conservation area/affects a listed building

	Press Notice
	First press notice
	13/06/2025
	04/07/2025
	Is in conservation area/affects a listed building



Ward Members – no comments received.


	Neighbouring properties consulted (as defined by the Statement of Community Involvement)
	
	Number consulted: 13

No comments received




Material planning considerations are addressed in Section 7.

7	Planning Considerations 

7.1	The key areas for consideration are:

(i) Principle of Development
(ii) Design/Heritage Assets
(iii) Impact on Amenity (neighbouring residents and future occupiers)
(iv) Highways and Parking
(v) Drainage
(vi) Habitat Regulations Assessment & Appropriate Assessment 
(vii) Biodiversity Net Gain (BNG)
(viii) CIL



(i)        Principle of Development

[bookmark: _Hlk214362782]7.2	Core Strategy Policy CS17 seeks to concentrate new housing within the five urban areas of the Borough, which includes Havant. The Policy also prioritises development on previously developed land including redundant or underused buildings within the urban area. 

7.3	The site is located within the Havant urban area and is in a highly sustainable location and within easy walking distance of nearby facilities and public transport routes and options. The site is located outside of the identified Havant Town Centre area. The property benefits from a lawful use as an office. Surrounding land uses are a mix of residential properties and a range of commercial uses. In this respect, the proposal is acceptable in principle.


7.4	Core Strategy Policy CS2 (Employment) seeks to safeguard existing employment sites and allocations that are fit for purpose from development proposals for non-employment uses. Policy CS2 seeks primarily to retain B1, B2 and B8 floorspace.

7.5	Policy DM3 (Protection of Existing Employment and Tourism Sites) states “The change of use or development of land or premises currently or last used for B use class employment purposes to non-B use class employment will only be permitted where it has been demonstrated that the land or premises are not fit for purpose and financially unviable for B use class purposes. Where it is clearly demonstrated that the site is no longer suitable for B use class employment, other types of economic development should be considered in the first instance. These uses will be expected to provide employment opportunities of similar quality and quantity as those which previously existed. Only if another type of economic development cannot be found which provides similar quality and quantity of employment opportunity, will other uses then be considered.”

7.6	In this instance, the application property is a former office use which falls under B1 use. The premises are relatively small in size but would have resulted in some modest employment generation. Policy CS2 and DM3 seek to retain B1 uses. No marketing exercise of the property has been undertaken and the premises is now occupied under a C3 use. The proposal therefore fails to satisfy the requirements of policies CS2 and DM3.

[bookmark: _Hlk216080185]7.7	The Council’s Five Year Housing Land Supply Update (December 2025) indicates the Council has 1.3 years supply with a 20% buffer applied. This is below the five year supply threshold, and as such there is normally a presumption in favour of sustainable development (para 11d of the NPPF). The tilted balance means that permission should only be refused where the adverse impacts of doing so would significantly and demonstrably outweigh the benefits. A full tilted balance assessment shall be undertaken in the conclusion of this report.


(ii) Design/Heritage Assets

7.8	The application property is a Grade II listed property and is located within the St Faiths Conservation Area. Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 ("1990 Act") apply. 

7.9	Policy CS11 (Protecting and Enhancing the Special Environment and Heritage of Havant Borough) 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”.

7.10	Policy CS16 (High Quality Design) (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: Identifies and responds positively to existing features of natural, historic or local character within or close to the proposed development site”.
7.11	Policy DM20 of the Allocations Plan states that planning permission will be granted for development proposals that conserves and enhances the historic assets of Havant. 
Impact on Heritage Assets
7.12	The application property is a Grade II listed cottage. It has most recently been used as an office, but historically was a residential dwelling and maintains the appearance of a residential property. The proposal concerns a retrospective change of use to residential use, internal works and external working including the insertion of a replacement window, a replacement door and works to provide new pipework.

7.13	The impact of the proposals on the character and appearance of the Listed Building has been carefully assessed by the Councils Conservation Officer. The significance of the Listed Building has been set out in the List Entry in section 1 of this report. The St Faiths Conservation Area is significant as it comprises the historic core of Havant, which is based around the intersection of North, East, South and West Streets, and encompasses 19th and 20th-century suburban development and a former parchment works adjacent to Homewell Spring.

7.14	The proposed change of use of the building from office to residential has already been implemented. Internally, in terms of physical works undertaken, this has included a subdivision of a first-floor space to include an upstairs wc. This is not considered to be harmful to the significance of the listed building, nor the conservation area.

7.15	Externally, the works which have been carried out include the installation of new plastic pipe work and the replacement of an existing, GF window with a double glazed, uPVC replacement. The plastic pipework is not in keeping with the historical character of the building and no effort has been made to conceal this. It also contrasts with the cast iron drainpipe on the front corner of the building. As it stands, the Conservation Officer considers the pipework is harmful to the listed building (less than substantial harm). Furthermore, the insertion of a uPVC window is also considered to be harmful to the listed building.

7.16	Further works include the replacement of an external door.

7.17	During the lifetime of the application, discussions were held between the agent and LPA concerning appropriate finishes and materials to be used for the pipework, window and door. Amended plans were provided showing the uPVC window would be replaced with a wood framed slim line double glazing unit. The replacement door would in timber with two frosted windows, this is in a similar design to the existing door. A down pipe would also be in matt black metal pipe work. A condition shall be imposed requiring the pipework to be painted matt black

7.18	The Conservation Officer has reviewed the amendments and is satisfied with the proposed amendments. 
7.19	Given the unauthorised works already undertaken, namely the installation of the uPVC window, is considered to cause less than substantial harm to the listed building, it is considered necessary to impose a condition requiring its removal and the installation of the proposed replacement timber window in a timely manner. In addition, the painting of the pipework in matt black shall also be conditioned to take place within a timely manner - a 4 month period following the determination of the application is considered reasonable and necessary. Subject to the imposition of these conditions, the proposal is considered to comply with the abovementioned policies.


(iii) Impact on Amenity (neighbouring residents and future occupiers)

7.21	The proposal does not extend the property, as such there would be no increase in possible overshadowing or overbearing impacts to neighbouring plots compared to existing levels.

7.22	The proposal would not introduce any new window openings that would cause harm through overlooking. An existing ground floor side facing window would be replaced, and this would not result in any increased potential for overlooking.

7.23	The property would provide a one bedroom unit, which would limit the number of future occupants. Any associated noise or odour disturbance associated with the future use would be on a limited scale and would not be expected to cause harm to neighbouring residential amenities. The total number of future occupants and daily comings and going is likely to be comparable or perhaps less than when the property was last in use as a office. As a result, Officers are satisfied the development would not adversely impact upon neighbouring residents and accords with Local Plan Policy CS16.

7.24	The one bedroom dwelling is currently occupied and has a relatively spacious internal floor area, which would exceed the minimum size thresholds as outlined within the Nationally Described Space Standards. Each habitable room would be served by windows allowing for access to natural daylight and ventilation.

7.25	Outside, to the rear of the property, there is space for parking for one motor vehicle, bins storage and bicycle storage.

7.26	Officers are satisfied the proposal would provide an acceptable living standard for future occupants and accords with Local Plan Policy CS16.


(iv) Highways and Parking

7.27	The site is located just outside of Havant Town Centre and is within easy walking distance to local shops and services.

7.28	The former office benefitted from one parking space to the rear of the property which is access via a shared private lane which links to South Street. One parking space would be retained for future occupants along with cycle storage to accord with the requirements of the Havant BC Parking SPD.

7.29	Officers are satisfied the proposal would not adversely impact upon the public highway, motorists or pedestrians. The proposal therefore accords with the aims of the Car Parking SPD and Policy DM13 of the Core Strategy.


(v) Flood Risk and Drainage


7.30	The proposed dwellings and access would be sited wholly within Flood Zone 2 but does not propose any new extensions or alterations that would impact on flood risk. The change of use to a residential use from an office would introduce a ‘more vulnerable’ use. Paragraph 176 of the NPPF states that applications for changes of use should not be subject to the sequential test, nor the exception test, however there is still a need for a site-specific flood risk assessment.

7.31	During the lifetime of the development a flood risk assessment of sorts has been provided and provides additional details of flood resilience methods incorporated into the conversion. The details include the provision of new wooden skirting boards, plasterboard, raised plug sockets, a commitment to sign up to Environment Agency flood alert warnings and informing tenants of the means of escape. The measures broadly follow some of the Environment Agency’s standing advice for such developments in accordance with Local Plan Policy CS15.



(vi) Habitat Regulations Assessment & Appropriate Assessment 

7.32	The Council, as competent authority under Regulation 63(1)(a) of the Conservation of Habitats and Species Regulations 2017 (The Habitats Regulations), has conducted a Habitats Regulations Assessment (HA) of the proposed development.

	Recreational Pressure

7.33	The project being assessed would result in a net increase of dwellings within 5.6km of the Solent SPAs. In line with Policy DM24 of adopted Havant Borough Local Plan (Allocations) and the Solent Recreation Mitigation Strategy, a permanent significant effect on the Solent SPAs due to increase in recreational disturbance as a result of the new development, is likely. As such, in order to lawfully be permitted, the development will need to include a package of avoidance and mitigation measures.

7.34	The applicant has proposed a mitigation package based on the methodology in the Developer Contributions Guide. The scale of the proposed mitigation package would remove the likelihood of a significant effect. The applicant has entered into a legal agreement to secure the mitigation package in line with the requirements of the Habitats Regulations and Policy DM24. 

	Water quality

7.35	There is existing evidence of high levels of nitrogen and phosphorus in the water environment with evidence of eutrophication at some designated sites. The PUSH Integrated Water Management Strategy has identified that there is uncertainty as to whether new housing development can be accommodated without having a detrimental impact on the designated sites within the Solent. Therefore, a significant effect on the Chichester and Langstone Harbours SPA, Solent Maritime SAC and Solent and Dorset Coast pSPA cannot be ruled out.

7.36	Natural England have produced 'Advice on achieving nutrient neutrality for new development in the Solent region'. This sets out a methodology to calculate the nutrient emissions from a development site. The applicant has used this methodology to calculate the nutrient emissions from the site. This calculation has confirmed that the site will emit a net nutrient load into European Sites. The Position Statement and Mitigation Plan for Nutrient Neutral Development sets out a mitigation package which will mitigate the impact that this development would have on the designated European Site. The applicant has entered into a legal agreement to secure the mitigation package.

	Appropriate Assessment conclusion 

7.37	The Habitats Regulations Assessment concluded that the avoidance and mitigation packages proposed in the Appropriate Assessment are sufficient to remove the significant effects on the Solent's European Sites which would otherwise have been likely to occur. The HRA was subject to consultation with Natural England as the appropriate nature conservation body under Regulation 63(3) who have confirmed that they agree with the findings of the assessment. The applicant has entered into a legal agreement to secure the mitigation packages and the relevant monies have been paid.


(vii) Biodiversity Net Gain (BNG)

7.38	This application is exempt from the requirements relating to Biodiversity Net Gain as it would impact less than 25 square metres of non-priority habitat and less than 5 of non-priority onsite linear habitats.

        (viii)	CIL
7.39	The development is CIL Liable.

8	Conclusion 

8.1	This retrospective planning permission has converted a former office to a dwelling. Under Core Strategy Policies CS2 and DM3 a full marketing exercise should have been undertaken to demonstrate there was no demand for the premises as an office or alterative employment generating business use. The principle of development has not been fully established at the site.
8.2	As stated above, the LPA can currently demonstrate only 1.3 years of housing land supply. Under paragraph 11(d) of the NPPF, planning permission should be granted unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole, having particular regard to key policies for directing development to sustainable locations, making effective use of land, securing well-designed places and providing affordable homes, individually or in combination.
8.3	In this instance, the loss of one B1 business premises is regrettable and weighs negatively in favour of the application. However, in this instance, Officers note the small size of the premises means its potential for employment generation would have been on a small scale. Evidence has been provided from  local estate agent confirming that the property was not marketed for employment use given a lack of demand for such uses in the area. As such, whilst the loss of office space is regrettable, it is considered to cause only modest harm to the local area.
8.4	The estate agent’s letter confirms that there is a strong demand for rental properties in the local area and as such the conversion to residential was undertaken several years ago and the property is now occupied. Adding to the rental housing stock of the local area at a time where there is a shortage of such properties weighs positively in favour of the application. The refusal of this planning application would result in the eviction of the current tenants of the property whilst a 12 month marketing exercise was undertaken, which weighs negatively.
8.5	The proposal provides a small dwelling with appropriate bin and bicycle storage. The dwelling is located in a highly sustainable location a short walk from Havant Town Centre. Occupants of the property would likely support local businesses and community facilities within the town centre, adding to its overall vitality and viability; this also weighs positively in favour of the application.
8.6	Whilst a detailed flood risk assessment has not been provided, a flood risk assessment of sorts has been submitted which outlines various flood resilience measures incorporated into the conversion. Further measures are outlined including signing up to Environment Agency flood alert warning texts and informing future residents of means of escape during flooding events. These measures can be controlled by way of condition.
8.7	Remaining factors including appropriate parking and acceptable impacts on heritage assets and the securing of a Unilateral Undertaking to mitigate for nutrient neutrality and recreational harm are neutral factors.

8.8	On balance, the harm in terms of the loss of an employment generating business and lack of specific flood risk assessment, albeit with certain information submitted to address this matter, do not demonstrably outweigh the benefits of providing a dwelling in a sustainable location when the LPA can only demonstrate 1.3 years of housing land supply. The application is therefore recommended for approval.
	



9.	RECOMMENDATION:


That the Development Manager be authorised to Approve with Conditions for application APP/25/00386 


Conditions:

1. The development hereby permitted shall be carried out in accordance with the following approved plans:
02000 Rev 01     Site Location Plan
05000 Rev 02     Proposed Block Plan Including Parking Plan
05010 Rev 01	    Existing and Proposed Plans
05100 Rev 01     Existing and Proposed Elevation
Design and Access Statement dated 31.05.2025
Flood Risk Details Email Rec’d 1st December 2025
Havant Occupancy Calculator
Amended Solent Nutrient Budget Calculator
European Site avoidance and mitigation checklist


Reason: - To ensure provision of a satisfactory development.

2. The car parking space to serve the development hereby permitted as shown on the approved plans shall be retained as such and shall not be used for any purpose other than the parking of private motor vehicles associated with the residential occupation of the property. The parking space shall be retained for the lifetime of the development unless otherwise agreed by the Local Planning Authority.

Reason: In the interests of highway safety and having due regard to policy DM13 of the Havant Borough Local Plan (Core Strategy) 2011 and the National Planning Policy Framework.

3. Waste bins for the purposes of refuse and recycling shall be stored in the location as shown on the approved drawings. The bins storage area shall be kept free from obstruction and retained as such thereafter.
 
Reason: To provide appropriate and essential infrastructure for domestic waste management without causing harm to the character and appearance of the locality and impact on residential amenity is kept to a minimum and having due regard to policies CS16 and DM10 of the Havant Borough Local Plan (Core Strategy) 2011 and the National Planning Policy Framework.

 4. Within 4 months of the date of the approval of this application, the existing uPVC window in the south elevations of the building shall be removed and replaced with a timber slimline double glazed windows as shown on drawing No. 05100 Rev 01 and retained as such thereafter unless otherwise agreed in writing by the Local Planning Authority.
Reason: In order to safeguard the building's special architectural and historic interest having due regard to Havant Borough Local Plan (Core Strategy) 2011 policy CS11, Havant Borough Local Plan (Allocations) 2014 policy DM20 and the National Planning Policy Framework.

5. Within 4 months of the date of the approval of this application, the existing plastic pipework on the south elevations of the building as shown on Drawing No: 05100 Rev 01 shall be replaced with metal pipework in a matt black painted finish and shall be retained as such thereafter.

Reason: In order to safeguard the building's special architectural and historic interest having due regard to Havant Borough Local Plan (Core Strategy) 2011 policy CS11, Havant Borough Local Plan (Allocations) 2014 policy DM20 and the National Planning Policy Framework.

6. Within 4 months of the date of the approval of this application, the outstanding flood resilience and mitigation measures outlined in an email to the case office of 1st December 2025 shall be completed in full, namely ensuring occupants of the dwelling are signed up to receive Environment Agency flood warning texts and are informed of appropriate means of escape in the event of a flooding event. 
Reason: To safeguard future occupants from flooding events in accordance with Local Plan Policy CS15.

Informatives:


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,
Your application was amended and subsequently found to be acceptable, and no further assistance was required.



