 DELEGATED OFFICER REPORT

	PROPOSAL
	Side and rear extensions, alterations to fenestration, new materials to exterior and alterations and extensions to the roof including the extension of the dormers. Amendments to APP/23/00181.

	LOCATION:
	8 Queens Road, Waterlooville, PO7 7SB

	REFERENCE NO:
	APP/26/00486
	

	APPLICANT:
APPLICATION TYPE:
	Mr Brian Wragg
Householder planning permission


	CONSULTATION EXPIRY DATE:
	27/08/2026

	APPLICATION EXPIRY DATE:
	30/09/2026

	WARD:
	Waterloo

	SUMMARY RECOMMENDATION: Approve with conditions 





1.	Site Description 

This application site comprises a detached chalet bungalow style property with space in the roof located on the north side of Queens Road, Waterlooville. This property forms part of a pair of dwellings located towards the rear of properties along Queens Road and accessed via a private driveway. This property has a barn hip roof with flat roof dormers on either side of the roof slope, towards the rear is a detached garage.

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

95/60224/000 - Reduce crown by 3 metres in height and crown raise to 5 metres Oak
(T1) covered by TPO 854 , PERM,24/07/1995
09/60224/001 - Crown thin by 20% and remove 2No. limbs of an Oak tree subject to
TPO 0854., PERM,02/09/2009
APP/21/00162 - Change of use of land to residential garden; erection of fence,
PERM,12/05/2021
APP/23/00181 - Side and rear extensions, alterations to fenestration, new materials to exterior and alterations and extensions to the roof including the extension of the dormers.


3.	Proposal

	Side and rear extensions, alterations to fenestration, new materials to exterior and alterations and extensions to the roof including the extension of the dormers. Amendments to APP/23/00181.
	
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.

	National Planning Policy Framework 2026
         DM3 - Determining development proposals 
          DM6 - Use of planning conditions and obligations 
          S3 - Presumption in favour of sustainable development
          S4 - Principle of development within settlements

	Havant Borough Local Plan (Core Strategy) March 2011
        CS16 (High Quality Design)

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

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

5.	Statutory and Non Statutory Consultations 

	Southern Water
Development Site is not within Southern Water’s Supply Area.

The development site is not located within Southern Water’s statutory area for water supply services. Please contact Portsmouth Water who are the relevant statutory undertaker. 

Tree Planting 

We have restrictions on the proposed tree planting adjacent to Southern Water sewers, rising mains or water mains. Reference should be made to Southern Water's publication “A Guide to Tree Planting near water Mains and Sewers” with regards to any landscaping proposals and our restrictions and maintenance of tree planting adjacent to sewers, rising mains and water mains. 

Condition: In order to protect public apparatus, Southern Water requests that if consent is granted, the following pre commencement condition is attached to the planning permission:

The developer must advise the local authority (in consultation with Southern Water) of the landscaping proposals in proximity of public apparatus in order to protect it in accordance with Southern Water's guidance, prior to the commencement of the development.

It appears that the developer is intending to build-over/close-to a public foul sewer which is crossing the site. Building over a “public sewer” is not normally permitted by Southern Water. An investigation of the sewer is required to confirm its size and depth, ascertain its condition, number of properties served and potential means of access before any decision can be made as to whether it would be acceptable for Southern Water to allow building-over/close-to the sewer. The length of sewer to be built over under the terms of Part H of the Building Regulations dictates that the matter is determined by the sewerage undertaker, which in this case is Southern Water. The conditions and application associated with the build-over/close-to a public sewer are available at Southern Water's Get Connected service: https://developerservices.southernwater.co.uk 

Condition: In order to protect drainage apparatus, Southern Water requests that if consent is granted, the following condition is attached to the planning permission:

Prior to the commencement of development, the developer must advise the local authority, in consultation with Southern Water, of measures which will be undertaken to protect the public sewers. It is possible that a sewer now deemed to be public could be crossing the development site. Therefore, should any sewer be found during construction works, an investigation of the sewer will be required to ascertain its ownership before any further works commence on site.


	Arboriculturalist/Tree Officer

Having reviewed the submitted Arboricultural Impact Assessment and Method Statement, I am satisfied that the proposals have been designed with due regard to the neighbouring trees and do not require the removal of any existing trees (Despite their condition being poor in some cases - this is a matter for the owner to assess and act on if necessary). 

The use of hand-dug pad foundations and a suspended floor construction represent a pragmatic approach to minimising potential impacts on root protection areas. Whilst the assessment of the off-site trees has been based on observations from within the application site, the information provided is sufficient to identify the relevant arboricultural constraints and inform the proposed design.

On this basis, and provided that the development is carried out in accordance with the submitted Arboricultural Method Statement, including arboricultural supervision of foundation excavations where specified, I have no arboricultural objections to the proposed development.

Please apply the following condition if you are minded to permit:

The development hereby permitted shall only be carried out in full accordance with the submitted Arboricultural Impact Assessment, Arboricultural Method Statement  and Tree Protection Plan. 

Reason: To protect the health of adjacent trees in accordance with policies CS16 and DM8 of the Havant Borough Core Strategy (2011) and the National Planning Policy Framework. 


	Peter Wade

No comment received 


	Gwen Robinson

No comment received 


	Ryan Brent

No comment received 




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




	Neighbouring properties consulted (as defined by the Statement of Community Involvement)
	
	Number consulted: 10
	Number of representations: 0

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 area
(iii) Effect on neighbouring properties
(iv) Trees
(v) Drainage
(vi) Human Rights Act
(vii) Equalities and Diversities

(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 A previous proposal has been approved for permission at this site under application reference APP/23/00181. This current proposal is for reduced extensions, otherwise similar in principle to that approved under APP/23/00181.

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

7.4 This proposal comprises extensions to the side and rear elevations of the dwelling as well as alterations to the roof, with the roof extended to form full gables to both front and rear elevations. Extensions to the dormers are also proposed as well  as alterations to fenestration and materials. Changes to materials include render to the elevations in RAL 9002 as well as charred wood cladding boards and composite slate tile to the roof. 

7.5 The proposed ground floor extensions include a side elevation to the south elevation which would have an ‘L’ shape wrapping alongside southern boundary. It would have a width of approximately 2 metres toward the front, increasing to 6 metres toward the rear. The side / rear extension would have a length of 9 metres, projecting beyond the existing rear elevation by approximately 1 metre. The extension would have a flat roof with a height of approximately 3.3 metres. This space would create an enlarged hallway area, utility room, wc and study. The front door would be moved to the front elevation of the extension and there would be an obscure glazed wc window to the side elevation and two doors to the rear elevation. The front elevation bay window would also be squared off with revised fenestration. At ground floor level, bi-fold doors would be added to the north elevation and a window would be removed from the west elevation.

7.6 The proposed changes to the first floor level and the roof include the barn hip to gable roof extensions to both ends. The existing dormers would also be extended with the dormer to the east elevation extended to approximately 10 metre length and 2 metre height. This would create space for a bedroom, bathroom and ensuite, featuring two windows serving the bathrooms and one high level window serving the bedroom. To the west roof slope the dormer would also be extended to approximately 8 metres length. This would create additional space for the two bedrooms and would feature two windows to the bedrooms and a small ensuite bathroom window. A rooflight is also proposed to this side roof slope serving the front bedroom. This room would also be served by a front elevation window. The two rear bedrooms would be served by two windows to the rear elevation but with revised window size and design. 

7.7 The proposed changes are deemed to be similar in nature to those approved under APP/23/00181. However the dormers and ground floor extensions have been reduced in scale.  Whilst it is noted that the extensions to the roof and alterations to materials would result in some unbalancing of the pair of dwellings Nos 8 and 10, these are not visible from the public realm. The proposed dormers are considered to be acceptable in size, set down from the ridge, up from the eaves and in from the sides of the roof. 

7.8 The extensions are considered to be relatively minor in scale and subservient in nature to the host dwelling. They would not be visible from the public realm and are not judged to result in any harm to the character of the host dwelling nor the wider area. 

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

(iii) Effect on neighbouring properties

7.10 To the west of the application site is the matching property No 10 Queens Road. The new dormer windows would be high level or obscured to this side elevation except from the bedroom window which is already existing. The remainder of the extensions would be located to the other side of the property. 

7.11 To the rear (north) of the site is No 13 Edwards Close . No additional impact has been identified to No 13 - there was already a first floor rear elevation window in place at No 8 previously and the extensions would be set off away from the shared boundary.

7.12 To the east of the site are Nos 223 and 221 London Road - the rear gardens of these properties back on to the side boundary of the application site. There are changes in land levels between these plots. No 223 is a nursery and No 221 remains a residential property. The side extension would be constructed alongside the shared boundary. However, a large separation distance would remain between this and the rear elevation of these properties. The side extension would have a flat roof and a side window. However, something similar could be constructed without requiring planning permission and no overlooking or overshadowing impact is considered to occur as a result of the extension. There is an existing first floor side window in the existing dormer and the additional windows would serve bathrooms, which would be obscurely glazed. 

7.13 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). 

(iv) Trees

7.14 There are several mature trees located towards the rear of No 221 London Road and these are located very close to the boundary whereby the proposed extensions and wall would be located. Tree Protection Plans have been provided, and these have been reviewed by Havant's Arboricultural Officer who has no objection to the proposals subject to the tree replanting condition. In 2020 the oak tree subject to Tree Preservation Order 0854 was authorised for removal by the authority and subsequently removed by the owner. This tree should have been replanted and therefore this condition has been agreed with the applicant. 

(v) Drainage

7.15 There is a Southern Water sewer crossing the site and therefore Southern Water has been consulted in regard to this application. They have requested that in order to protect drainage apparatus, Southern Water requests that if consent is granted, conditions are attached to the planning approval, which are recommended. 

(vi) Human Rights Act

7.16 The development has been assessed against the provisions of the Human Rights Act, and in particular Article 1 of the First Protocol and Article 8 of the Act itself. This Act gives further effect to the rights included in the European Convention on Human Rights. In arriving at this recommendation, due regard has been given to the applicant's reasonable development rights and expectations which have been balanced and weighed against the wider community interests, as expressed through third party interests, the Development Plan and Central Government Guidance. 

(vii) Equalities and Diversities 

7.17 This planning application has had due regard to Section 149 of the Equality Act with regard to the Public Sector Equality Duty and it has been concluded that the application does not cause discrimination on the grounds of gender, race and disability.

8	Conclusions

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 would have a limited and acceptable impact on the neighbouring properties and trees. On this basis it is recommended for approval.
	


9.	RECOMMENDATION:


That the Head of Planning & Growth be authorised to Approve with conditions for application APP/26/00486 

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:

21102 500 P1 Proposed ground floor plan 
21102 501 P1 Proposed first floor plan 
21102 540 P1 Proposed elevations 
21102 101 P2 Location and block plan
Arbsystem Arboricultural Survey, Impact Assessment and Method Statement File Ref: ASIAMS154.1 Gillon Laidlaw FdSc MArborA 29.11.22 

Application form uploaded on the 05.08.2026


Reason: To ensure provision of a satisfactory development.


3 Prior to the commencement of development, the developer must advise the local authority, in consultation with Southern Water, of measures which will be undertaken to protect the public sewers. It is possible that a sewer now deemed to be public could be crossing the development site. Therefore, should any sewer be found during construction works, an investigation of the sewer will be required to ascertain its ownership before any further works commence on site.
Reason: To safeguard the public sewer having due regard to policies and proposals CS16 and DM10 of the Havant Borough Local Plan (Core Strategy) 2011 and the National Planning Policy Framework.


4 Prior to the commencement of development, the developer must advise the local authority (in consultation with Southern Water) of the landscaping proposals in proximity of public apparatus in order to protect it in accordance with Southern Water's guidance.
Reason: To safeguard the public sewer having due regard to policies and proposals CS16 and DM10 of the Havant Borough Local Plan (Core Strategy) 2011 and the National Planning Policy Framework.

5 Notwithstanding the provisions of any Town and Country Planning (General Permitted Development) Order 2015, prior to first occupation of the extension hereby permitted the bedroom 4 window in the first floor on the side elevation facing east shall be fitted with, to a height of no less than 1.7m above finished floor level, non-opening lights and 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.

6 Notwithstanding the provisions of any Town and Country Planning (General Permitted Development) Order 2015, prior to first occupation of the extension hereby permitted the bathroom window in the first floor on the side elevation facing west shall be fitted with 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.

7 The external materials used shall be as indicated on the submitted forms and hereby approved plans, or shall match, in type, colour and texture, those of the existing building so far as practicable. 
Reason: In the interests of the amenities of the area and having due regard to policy CS16 of the Havant Borough Local Plan (Core Strategy) 2011 and the National Planning Policy Framework.

9 Management of tree Replacement:
If within a period of 5 years from the date of the planting of a replacement tree,
or any further tree planted in replacement, is removed, uprooted, destroyed,
dies or becomes, in the opinion of the Local Planning Authority, seriously
damaged or defective, another tree of the same species as that originally
planted, pursuant to condition ‘Tree Replacement’; shall be planted at the
same place, unless the local planning authority gives its written consent to any
variation.
Reason: To conserve and safeguard the visual amenities of the locality having
due regard to policies CS16 and DM8 of the Havant Borough Core Strategy
(2011) and the National Planning Policy Framework.

8 Tree Replacement:
The oak tree subject to Tree Preservation Order 0854 and removed in 2020
shall be replaced by a replacement tree that is a minimum heavy standard with
a stem girth of 12-14 cm at the time of planting. The location and species of
the replacement tree is to be agreed in writing with the local authority. The
replacement tree shall be planted in accordance with BS8545:2014 'Trees:
from nursery to independence in the landscape-Recommendations',
BS:3936:1992 Part 1 of Part 4: 'Nursery Stock- Specification for trees and
shrubs' and BS5837:2012 'Trees in relation to design, demolition and
construction - Recommendations'. The replacement tree shall be planted no
later than 31st March 2027.

Reason: To conserve and safeguard the visual amenities of the locality having due regard to policies CS16 and DM8 of the Havant Borough Core Strategy (2011) and the National Planning Policy Framework.

10 The development hereby permitted shall only be carried out in full accordance with the submitted Arboricultural Impact Assessment, Arboricultural Method Statement and Tree Protection Plan. 
Reason: To protect the health of adjacent trees in accordance with policies CS16 and DM8 of the Havant Borough Core Strategy (2011) and the National Planning Policy Framework. 


Informatives:



In accordance with Policy DM3 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.

