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1.	Site Description 

1.1	7 Langstone High Street is a mid-terrace two storey dwelling to the north-east of Langstone High Street, opposite the junction with Towers Garden. The property is finished in white painted stone brickwork with an unpainted brick chimney and slate roof. There is a fire wall to the south-east end wall separating the roof from the roof of No.7A, which appears to be of later construction. The original softwood fenestration has been replaced with white uPVC, although decorative painted stone lintels have been retained. At the rear the property has been extended at ground floor with a small lean-to rear porch that infills the space between the main house and two storey rear projection, which forms half of a gable end together with the neighbouring property to the north-west. The rear garden is approximately 19.7m long and 5m wide and can be accessed via a side passage and pass gate from No.7A and well as through the dwelling. There is no parking associated with the property.

1.2	The area immediately surrounding the application site is predominantly residential, with older properties to the east close to the waterfront of Sweare Deep and more modern dwellings to the south and west. St Nicholas Chapel lies opposite on the south-east corner of Langstone High Street and Towers Garden. Behind the site to the north there are open fields. The site is within Flood Zones 2 and 3.

1.3	The site is within Langstone Conservation Area. The Langstone Conservation Area Review - Character Appraisal and Management Plan (2011) states that:

	Langstone High Street is the principal road in the village, running directly from Langstone Road to the harbour and foreshore. The properties along High Street together with those fronting the harbour, form the nucleus of the Conservation Area. The historic development has a strong linear form, with buildings set close to or immediately abutting High Street. These and Coastguard Cottages, slightly set back from the waterfront, have a tight urban grain. A looser set of historic buildings frame the harbour.



2.	Planning History 	

No relevant history.

Officer Comment

Originally submitted as an application for a Lawful Development Certificate under APP/25/00829, however as the site is within a conservation area the agent was advised to submit this application and the LDC was withdrawn.


3.	Proposal

	PROPOSED LOFT CONVERSION WITH REAR DORMER.

	
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
	Chichester Harbour Management Plan 2024-2025
	Havant Borough Council and Chichester District Council Joint SPD - Chichester Harbour Area of Outstanding Natural Beauty
		Langstone Conservation Area Review - Character Appraisal and Management Plan

Havant Borough Local Plan (Core Strategy) March 2011

CS11		(Protecting and Enhancing the Special Environment and Heritage of Havant Borough)
CS12		(Chichester Harbour Area of Outstanding Natural Beauty (AONB))
CS15		(Flood and Erosion Risk)
CS16		(High Quality Design)

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

Emsworth Neighbourhood Plan Post Examination Version 2020
N/A

	Listed Building Grade: N/A
	Conservation Area: Langstone

5.	Statutory and Non Statutory Consultations 

	Chichester Harbour Conservancy

Recommendation – No objection, subject to the local planning authority first obtaining an amended plan where all the proposed elevations tally with one another and a downpipe is shown for the gutter to the dormer window fascia. Also that the actual appearance/method of opening of existing fenestration as seen in the photographs of the design and access statement be correctly drawn on the existing rear elevation drawing.

A condition is suggested to secure natural slate materials to clad the dormer face and cheeks to match the main slate roof.

An informative is suggested reminding the developer of their responsibilities under the Wildlife and Countryside Act 1981, should bats be discovered when the roof is ‘opened-up’ to construct the rear dormer window.

Officer reasoned justification

I visited the site on 30 January 2026 and had regard to the policy framework* below in making these comments.

Mid- terrace cottage (undesignated heritage asset/not statutorily Listed) within
Langstone Conservation Area (designated in 1975) and Chichester Harbour National Landscape (NL (formerly AONB designated 1964) - the latter not mentioned in the design and access statement).

The usual permitted development rights for dormer windows to not apply in a NL,
hence this planning application. Presumably application APP/25/00829 will be declined for that reason.

The closest Listed Building is at 8 High Street.

Properties are flat onto the back edge of pavement, white painted face brickwork,
chimney in red brick and slate roof. White UPVc sliding sash windows to front,
although front door still appears to be timber, judging by the slender glazing bars to the upper, glazed part. To the rear, previous wooden sliding sash windows (incorrectly suggested in the existing rear elevation – which ought to also be corrected) now appear to be UPVc casement window frameworks.

Viewed from the rear across a field from public footpath 108/54b/1, several properties in the High Street have rear dormer windows of varying proportions. The agent cites two recent precedents –

• APP/21/00740 (No. 11, granted 13/10/2021 (not strictly comparable as a
rooflight in a thatched roof was approved); and,
• APP/21/00767 (No. 27, granted 4/11/2021(again not strictly comparable as a
rooflight in a tiled roof was approved)) .

As drawn, not all elevations of the proposed dormer window tally The dormer roof on the ‘right hand elevation’ is lower than the existing main roof ridge, whereas other elevations show it contiguous with the roof ridge. This should be corrected and a downpipe shown from the gutter before a decision is issued.

Page 15, paragraph 2.1.2 of the CACA and Management Plan for the CA sets out –
“Overall, any proposed changes to a building in the conservation area should be
sympathetic to the original design, scale, materials and setting of the building…(in
particular original … roof coverings) should be respected and retained…The Council’s generalised advice would include: - The importance of the roofscape means that alterations need to be carefully considered so as to maintain their simplicity i.e. avoiding bulky dormer windows…”.

Paragraphs 5.47 to 5.49 of the Borough Design Guide advise –

“5.47 Dormers are considered an acceptable way of providing light and ventilation to existing buildings. They should be designed to sit back into the roof, back from the front line of the wall below, in from the verge and below the existing ridge line.

5.48 Dormers should not dominate the roof or the existing building. To help avoid this they should be the same size or preferably smaller than the windows below.

5.49 Special consideration needs to be given to dormers in conservation areas, historic town and village centres and adjacent to listed buildings. In these instances consideration needs to be given to the local context. Dormers may not be appropriate in these instances.”

I could not find any planning history related to other rear dormers I could see from
footpath 108/54b/1. It is possible they may be original or built prior to when permitted development rights for such structures were removed in AONB’s (now NL’s).

They do however provide a ‘local context’.

The width of the proposed dormer has largely been driven by the position of the
stairwell within the dwelling and is not dissimilar to the width of other rear dormers I could see near to the site.

Headroom has dictated that the dormer roof will probably be contiguous with the
existing roof ridge. At least the dormer cheek has been pulled in at one side.

It is not clear how the larger window in the rear dormer would open. Its proportions (and that of the window to the en-suite WC) also seem too wide, compared to the portrait proportions of the window beneath it. Perhaps this is something the local planning authority could clarify before a decision is issued.

Langstone Conservation Area and the NL deserve more care and attention to detail in these proposals.


	Ecology
No comments received.

Officer Comment

In the absence a formal response from the Ecology Team an informative has been added as a precaution.


	Conservation Officer

Site / Location  
The application site comprises a two-storey, mid terrace property of brick and tile construction located on Langstone High Street and within the Langstone CA. 



Legislation 
When assessing the proposal, the following legislation and policy context is taken in consideration. 

Planning (Listed Building and Conservation Areas) Act 1990
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.

National Planning Policy Framework (revised December 2024)
Chapter 16 of the NPPF relates to the Historic Environment including paragraphs 202-221. The following paragraphs are most relevant to the determination of this application: 
Para 212 states that: 
‘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’.
Para 214 states that: 
‘Where a development will result in substantial harm to, or total loss of, the significance of a designated heritage asset, permission should be refused, unless this harm is necessary to achieve substantial public benefits, or a number of criteria are met. Where less than substantial harm is identified paragraph 208 requires this harm to be weighed against the public benefits of the proposed development
Para 215 states that: 
‘Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use’.

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 
The proposal is for a loft conversion, including the construction of a flat roof dormer on the rear facing roof elevation. The dormer would be finished with vertical tiles (in slate to match the main roof) and the roof would comprise GRP or EPDM. The proposed windows would be uPVC to match the existing rear elevation. 

The dormer would be positioned centrally with the roof pitch, leaving space above and below and also set in from the side so that the chimney can be retained. This would allow the original roof to remain legible and is similar in design to several similar developments further along the terraced row. No alterations are proposed to the front roof elevation. 

Overall, it is considered that the proposal would not result in harm to the special character of the conservation area, nor the setting of the nearby listed buildings on the north of Langstone High Street and is therefore in accordance with S72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 ("1990 Act"), along with the relevant policies in the NPPF and Local Plan. 

Conclusion

NO OBJECTION subject to the following condition: 
Details and / or samples of external materials to be submitted and agreed by the LPA prior to construction. 

Officer Comment

The agent was contacted regarding the above response and has agreed to a pre-commencement materials condition.


	Southern Water
No comments received.


	Southern Gas - HP Pipeline

Although SGN has a high pressure gas pipeline in the vicinity, the safety and integrity of our assets will not be affected by the proposal. However,
should your proposal change please contact us immediately and we will re-assess.

The pipeline is of prime importance to the gas supplies of this area. It is essential that you comply with the restrictions detailed below and in the document SGN/WI/SW2 in order to protect our plant and equipment and for the safety of your own operatives. A SGN representative must be contacted before any works commence.

1. No mechanical excavation is allowed within 3 metres either side of pipeline.
2. No plant or storage of equipment shall be made within any easement strip.
3. If any metallic pipes or cables are being laid in proximity to gas pipelines then interference testing will be required, the cost of which to be
borne by the promoter of the works. A minimum clearance of 600mm is required.
4. All precautions stated in publication SGN/WI/SW/2 (Safe Working in the Vicinity of High Pressure Gas Pipelines) shall be fully complied with in all respects. Acceptance of SGN/WI/SW/2 shall be acknowledged by the responsible site person signing and returning the form
Appendix A (back page) to the SGN representative contacted in (7).
5. No thrust boring shall take place within 3 meters of the pipeline.
6. All planting within the easement strip should comply with ‘Notes for Guidance on Tree Proximity’.
7. Before commencing work on site you must contact our Pipeline Maintenance Section on the number above at least seven days before
work commences. A Southern Gas Networks representative will then contact you to arrange to visit site. Details of working near to high-pressure gas pipelines can then be discussed.
8. Pipeline sections that are planned and agreed by SGN to be permanently covered (i.e. by road surface) will require a coating survey. SGN
will repair any indicated coating defects free of charge. The survey costs will be borne by the promoter of the works. Prior to any surface
cover cathodic protection coupons and reference cells will require installation at no cost to SGN.
9. This pipeline is cathodically protected and as such has test cables located in test posts, were these to be lost through this work we would look to you for remedial action at no cost to SGN.
10. Intrusive construction methods will require an agreed method statement prior to work starting.
11. Any extended period of SGN site supervision may incur charges to you. These will be charged based on visiting times, materials and occurrences. You will be informed when these come into effect and be invoiced direct.
12. Any piling or boreholes within 15 metres of the pipeline may require vibration monitoring. No piling or boreholing must take place within 3 metres of the pipeline.

Please ensure these conditions, together with any relevant drawings are forwarded for use by the construction personnel of your
works.

Please let me know if SGN can supply you with technical or other information that may be of assistance to you in determination of the application.

Officer Comment

An informative has been added as per the above.


	Councillor Phil Munday
No comments received.


	Councillor Daniel Berwick
No comments received.


	Councillor Gillian Harris
No comments received.





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: 3

	Number of site notices: 1

	Statutory advertisement: 1

	
	Publicity Type
	Publicity Details
	Start Date 
	End Date
	Reasons

	Press Advert
	

	16/01/2026

	06/02/2026

	Is in conservation area

	Site Notice
	1st site notice

	12/01/2026

	02/02/2026

	Is in conservation area



	
	Number of representations received: 0 
	
	
	Comment
	Officer Comment

	No comments received.
	




Material planning considerations are addressed in Section 7.


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 Langstone Conservation Area and the Chichester Harbour National Landscape
(iii)	Effect on neighbouring properties
(iv)	Flood risk
(v)	Biodiversity Net Gain (BNG)

	(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. The site is also within Langstone Conservation Area and the Chichester Harbour National Landscape (considered below).

(ii)	Appropriateness of design and impact on the character of the Langstone Conservation Area and the Chichester Harbour National Landscape

7.3	The proposal relates to a proposed rear dormer that would be 3.725m in length, 3m in depth, and 1.615m in height. It would have a flat roof and the dormer would be finished in hung slates to match the existing roof. Two windows are proposed in white uPVC to match existing. Similar dormers can be seen at Nos. 3, 4, and 5 Langstone High Street within the same terrace and rear facing dormers also feature on the adjacent terrace of Listed cottages to the east. Given the strong local precedent, and noting that the proposed dormer would not be visible from the street, the proposal is considered to be acceptable. The proposal would increase the number of bedrooms from two to three, however it is noted that the parking requirements for two and three bedroom properties are the same and therefore no increase in parking provision has been requested.

7.4	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. Policies CS11 and DM20 of the of the Havant Borough Local Plan (Core Strategy) 2011 seek to protect and, where appropriate, enhance the borough's statutory and non-statutory heritage designations by appropriately managing development in or adjacent to Conservation Areas. Policy CS12 of the Core Strategy requires, amongst other matters, that development will conserve and enhance the special qualities of the Chichester Harbour National Landscape (formerly AONB).

7.5	In terms of the impact of the proposals on the Langstone Conservation Area, the Council's Conservation Officer has been consulted and has raised no objection to the proposals following an assessment of the application site, subject to an appropriate condition securing the proposed materials to ensure the slates will match those of the host dwelling. 

7.6	Chichester Harbour Consultancy have been consulted with regards to potential impact on the Chichester Harbour National Landscape and have raised no objection to the development, subject to an appropriate planning condition securing materials. Chichester Harbour Consultancy also noted some inconsistencies in the originally submitted drawings which have since been corrected.

7.7	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 Policies CS11 and CS16 of the Havant Borough Local Plan (Core Strategy).  It is considered that the scheme would conserve the visual amenity of the Chichester Harbour National Landscape and the Langstone Conservation Area, in accordance with Policies CS11 and CS12 of the Havant Borough Local Plan (Core Strategy) 2011 and the tests in Section 72 of the Planning (Listed Building and Conservation Areas) Act 1990 and the Chichester Harbour National Landscape under Section 84 of the Countryside and Rights of Way Act 2000.

(iii)	Effect on neighbouring properties

7.8	No.6 Langstone High Street is the attached property to the north-west and shares a two storey projecting rear gable with the host dwelling. Views from the proposed dormer toward No.6 would be largely obscured by the ridge of the existing rear gable and as such the impact to No.6 is considered to be limited and acceptable.

7.9	No.7A lies to the south-east and forms the end of the terrace. The property has been previously extended at the rear with two-storey flat roofed extensions. The proposed dormer would have no views towards any windows at No.7A and, whilst it would somewhat increase overlooking to the rear garden, Section 5.06 of the Havant Borough Council design Guide SPD (2011) notes that, "Some overlooking of gardens from the upper floors of dwellings will be unavoidable in most urban and suburban housing layouts" and the proposed rear fenestration is not unduly prominent or located unreasonably near the shared boundary. The impact to this property is therefore considered to be limited and acceptable.

[bookmark: _Hlk209528869]7.10	Consequently, it is considered that the proposal will not appear overbearing or lead to a loss of light, outlook or privacy 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 with respect to the scheme.

	(iv)	Flood risk

7.11	The site is within Flood Zones 2 and 3. The agent has submitted the required Flood Risk Assessment and has indicated that floor levels within the proposed development will be set no lower than existing levels, noting that the proposed works relate to a loft conversion. This is therefore considered satisfactory in meeting the requirements of Policy CS15.

(v)	Biodiversity Net Gain (BNG)

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


8	Conclusions

8.1	The proposed development is acceptable in principle, is appropriate in terms of design and its impact, would conserve the character of the Langstone Conservation Area and the Chichester Harbour National Landscape, 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/25/01009 subject to the following conditions


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:

	Location Plan APL 2235 - SLP 01
	Block Plan APL 2235 - BP01
	Proposed Floor Plans APL 2235 - P01 Rev. C
	Proposed Elevations APL 2235 - P02 Rev. B
	Householder Flood Risk Form
	Design & Access & Heritage Statement

	Reason:  To ensure provision of a satisfactory development.


3	No development shall commence until details and/or samples of all external facing materials have been submitted to and agreed in writing by the Local Planning Authority. The approved materials shall be used in situ thereafter unless otherwise agreed in writing with the Local Planning Authority.

Reason: In the interests of preserving the historic and architectural significance of the Langstone Conservation Area and having due regard to policies CS11 and CS16 of the Havant Borough Local Plan (Core Strategy) 2011, policy DM20 of the Havant Borough Local Plan (Allocations) 2014, and the National Planning Policy Framework.



Informatives:

1	In accordance with paragraphs 39-51 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.


2	Ecology

Bats and their roosts are protected under the Conservation of Habitats and Species Regulations 2017. All work must stop immediately if bats, or evidence of bat presence (e.g. droppings, bat carcasses or insect remains), are encountered at any point during development works - should this occur, further advice should be sought from Natural England and/or a professional ecologist.


3	The applicant is advised of the following comments provided by Southern Gas:
SGN Pipeline
The pipeline is of prime importance to the gas supplies of this area. It is essential that you comply with the restrictions detailed below and in the document SGN/WI/SW2 in order to protect SGN’s plant and equipment and for the safety of your own operatives. A SGN representative must be contacted before any works commence.
1. No mechanical excavation is allowed within 3 metres either side of pipeline.
2. No plant or storage of equipment shall be made within any easement strip.
3. If any metallic pipes or cables are being laid in proximity to gas pipelines then interference testing will be required, the cost of which to be borne by the promoter of the works. A minimum clearance of 600mm is required.
4. All precautions stated in publication SGN/WI/SW/2 (Safe Working in the Vicinity of High Pressure Gas Pipelines) shall be fully complied with in all respects. Acceptance of SGN/WI/SW/2 shall be acknowledged by the responsible site person signing and returning the form Appendix A (back page) to the SGN representative contacted in (7).
5. No thrust boring shall take place within 3 meters of the pipeline.
6. All planting within the easement strip should comply with ‘Notes for Guidance on Tree Proximity’.
7. Before commencing work on site you must contact our Pipeline Maintenance Section on the number above at least seven days before work commences. A Southern Gas Networks representative will then contact you to arrange to visit site. Details of working near to high-pressure gas pipelines can then be discussed.
8. Pipeline sections that are planned and agreed by SGN to be permanently covered (i.e. by road surface) will require a coating survey. SGN will repair any indicated coating defects free of charge. The survey costs will be borne by the promoter of the works. Prior to any surface cover cathodic protection coupons and reference cells will require installation at no cost to SGN.
9. This pipeline is cathodically protected and as such has test cables located in test posts, were these to be lost through this work we would look to you for remedial action at no cost to SGN.
10. Intrusive construction methods will require an agreed method statement prior to work starting.
11. Any extended period of SGN site supervision may incur charges to you. These will be charged based on visiting times, materials and occurrences. You will be informed when these come into effect and be invoiced direct.
12. Any piling or boreholes within 15 metres of the pipeline may require vibration monitoring. No piling or boreholing must take place within 3 metres of the pipeline.
Please ensure these conditions, together with any relevant drawings are forwarded for use by the construction personnel of your work.
