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Site Address – 16,17 and 18 Langstone High Street, Havant 
Proposal: 

Listed Building Consent for works to 16, 17 & 18 The High Street to include reinforced footpath seaward and new stone-clad seawall with flood glass barrier above.


















Site / Location  
The application site is located on Langstone High Street. It comprises No’s 16, 17 and 18 Langstone High Street, all of which are Grade II listed. The listing description from Historic England is included below: 
‘Houses of timber-framed origin. C18 with C20 alterations. Rendered walling, tiled roofing. 2 storeys and attic, 4 above 5 windows. Upper casements, lower sashes. Side entrances’.
The buildings are located within the Langstone Conservation Area. The front elevation faces onto Chichester Harbour, with the existing coastal footpath being positioned directly in front of the listed buildings. To the immediate east of No. 18 is the Royal Oak Public House, also a Grade II listed building.
Legislation 
In assessing the proposal, the following legislation and policy framework has been taken into account:
Planning (Listed Buildings and Conservation Areas) Act 1990
· Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local planning authorities, when considering whether to grant listed building consent, to have special regard to the desirability of preserving the listed building, its setting, and any features of special architectural or historic interest which it possesses.
National Planning Policy Framework (revised December 2024)
Chapter 16 of the National Planning Policy Framework (NPPF) relates to Conserving and Enhancing the Historic Environment (paragraphs 202–221). The following policies are most relevant to the determination of this application:
· Paragraph 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.”
· Paragraph 214 states that:
“Where a development will lead to substantial harm to, or total loss of, the significance of a designated heritage asset, permission should be refused, unless it can be demonstrated that the harm is necessary to achieve substantial public benefits, or certain specified criteria are met.”
· Paragraph 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 
Scope of the Listed Building Consent (LBC)
This LBC application relates specifically to works affecting the curtilage of Nos. 16, 17 and 18 Langstone High Street, all Grade II listed buildings. The works comprise the temporary lifting and reinstatement of the existing stone-flag coastal footpath, and the attachment of a new flood defence wall, with glass flood barrier to the outer edge of the footpath.
The application does not propose alterations to the listed buildings themselves and does not seek consent for wider changes to their setting arising from the flood defence wall and glass barrier, which is considered separately under the associated planning application (APP/25/00162).
Significance of the Listed Buildings (and Curtilage)
Nos. 16, 17 and 18 Langstone High Street are Grade II listed terrace properties whose significance derives from their historic fabric, architectural interest, and relationship with the historic harbour frontage. The buildings directly front onto the coastal footpath, which forms part of their historic curtilage and contributes to their significance, by reflecting the long‑standing relationship between the dwellings and the coastal footpath. 
The stone-flag paving along this frontage helps illustrate the historic relationship between the listed buildings and the harbour edge and therefore contributes to their overall significance.
Description of the Proposed Works
The proposals involve the construction of a new reinforced footpath seaward of the existing footpath, together with a new stone‑clad flood defence wall with a flood‑glass barrier above. In order to facilitate these works, the existing stone‑flag footpath directly in front of Nos. 16–18 Langstone High Street would be temporarily lifted, retained, and reinstated in its original position following completion of the wall construction.
The new flood defence wall would be attached to the outer edge of the footpath, with no direct physical works proposed to the façades or structural fabric of the listed buildings themselves.
Assessment of Impact on the Listed Buildings
The principal consideration for this application is whether the temporary lifting and reinstatement of the existing footpath, together with the attachment of the new wall to its outer edge, would affect the fabric or significance of the listed buildings.
The footpath would be:
· retained in situ as part of the development;
· reinstated following construction;
· returned to its existing alignment, width and level; and
· constructed using the existing paving, subject to appropriate controlled handling and workmanship.
Provided that the existing stone-flag paving is carefully lifted, stored and reinstated without unnecessary replacement or cutting, the works would not result in permanent loss of historic fabric, nor would they alter the historic relationship between the listed buildings and the footpath.
The attachment of the flood defence wall to the outer edge of the footpath would not require intervention into the façades or foundations of the listed buildings, and the wall would remain structurally independent of the historic buildings themselves.
Level of Harm
On this basis, it is considered that the proposals would give rise to a very low level of less than substantial harm to the significance of Nos. 16, 17 and 18 Langstone High Street, arising from changes to their harbour side curtilage. While the existing stone-flag paving would be retained and reinstated, the attachment of the new flood defence wall to the outer edge of the footpath would result in a subtle but permanent change to the character of the curtilage, altering the currently open and unenclosed relationship between the path and the water’s edge.
This change would affect the look and feel of the historic footpath, which presently reads as an informal and open harbour‑side route; however, the works would not involve the loss of historic fabric, nor would they alter the alignment, width or level of the path itself. Any disturbance to the paving would be temporary and fully reversible, subject to careful lifting and reinstatement secured by condition.
The proposals would not erode the architectural interest of the listed buildings, nor would they compromise their historic legibility or appreciation.
Conclusion
In accordance with Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990, special regard must be had to the desirability of preserving the listed buildings and the features of special architectural and historic interest they possess.
The proposals would give rise to a very low level of less than substantial harm, arising from the attachment of the new flood defence wall to the outer edge of the historic footpath, which would result in a subtle change to the currently open and unenclosed character of the harbour‑side curtilage.
This harm is considered acceptable in heritage terms because it is limited in extent, does not involve the loss of historic fabric, and does not compromise the architectural interest, legibility or appreciation of the listed buildings. The historic stone‑flag paving would be retained and reinstated, and the works would preserve the overall significance of the listed buildings.
On this basis, the proposals are considered to preserve the listed buildings and their special architectural and historic interest and no objection is raised to the Listed Building Consent, subject to the recommended condition.
NO OBJECTION subject to the following condition: 
1. Notwithstanding the approved drawings, no works affecting the existing footpath forming the front curtilage of Nos 16, Langstone High Street shall commence until full details of the lifting, storage, protection and reinstatement of the flagstones have been submitted to and approved in writing by the Local Planning Authority. 
The details shall include: 
· A record of the existing layout and levels of the flagstones
· Proposals for careful lifting and temporary storage 
· Measures to prevent damage during construction; and 
· Details of reinstatement, including bedding, jointing and final levels. 
The works shall thereafter be carried out fully in accordance with the approved details. 
Reason: to preserve historic fabric and safeguard the special architectural and historic interest of the listed buildings, in accordance with Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 
2. Where any existing stone-flay paving forming part of the curtilage of Nos 16, 17 and 18 Langstone High Street is demonstrated, to the satisfaction of the Local Planning Authority, to be incapable of reinstatement, no replacement materials shall be installed until details of the proposed replacement stone have been submitted to and approved in writing by the Local Planning Authority. 

The details shall include the source, type, dimensions, texture and finish of the replacement stone, which shall match the existing stone-flag paving as closely as possible. 

The works shall thereafter be carried out fully in accordance with the approved details. 
Reason: To ensure that any replacement materials preserve the character and appearance of the historic curtilage and safeguard the special architectural and historic interest of the listed building, in accordance with Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 

