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Executive Summary

The proposed development is for alterations and additions enabling the site to be used as
a boutique hotel in connection with the Woosters restaurant adjacent (under the same
ownership). The use of the building as a hotel is fully supported and a previous
application (APP/15/00928) has been granted with extensions and roof alterations that
largely retained the traditional roof form and eaves contiguous with No 21. This
application proposes a different mansard style and parapet roof design and it is the visual
impact of this revised roof design that is the relevant issue, not the use of the building.
The site lies within Emsworth Conservation Area and is immediately adjacent a Listed
Building (No 25) and the proposed design is considered to be overly bulky and
detrimental to the architectural composition and integrity of this section of South Street,
being significantly harmful to these designated heritage assets. It is therefore
recommended that the application be refused planning permission.

Site Description

The site is located on South Street in Emsworth, in the centre of the Emsworth
Conservation Area and the Chichester Harbour Area of Outstanding Natural Beauty.
Located within the defined town centre, South Street is a mixture of residential dwellings
and commercial units. There is a public car park located at the rear of the site which has
entry and exit points on South Street. No. 23 South Street is a two-storey detached
property, built alongside No. 25, (a Listed Building in use as a restaurant, Woosters) and
No. 21, a public house, The Coal Exchange. There is a row of Listed terraced cottages
opposite the site.

The application site, No. 23, is a detached two storey dwelling of post war construction,

finished with a mix of painted render to the ground floor and bricks to first floor, beneath a
clay tiled roof. It has an enclosed rear yard with a detached outbuilding.

Planning History

APP/15/00928 - Alterations and additions for conversion from a dwelling to a boutique
hotel including link to adjacent restaurant (C1 to C3), approved under APP/14/01165.
PERMITTED, 04/11/2015



3.1

3.2

3.3

3.4

3.5

APP/16/00898 - Alterations and additions for conversion from a dwelling to a boutique
hotel including link to adjacent restaurant (C3 to C1) - Revised Application. ,
WITHDRAWN,19/10/2016

Proposal

As can be seen with the planning history, approval has already been granted at 23 South
Street for the conversion of the dwelling into a 7no bedroom boutique hotel. This included
raising of the ridge height, front and rear pitched roof dormer windows, a two-storey rear
extension and a glazed atrium to link the hotel to the adjacent restaurant at No. 25 South
Street known as Woosters, which is under the same ownership. The intention would be to
run the restaurant and hotel as complementary businesses.

The initial plans for (APP/15/00928) did propose a mansard style roof design. However,
following concerns raised at the time from both the Conservation Officer and Chichester
Harbour Conservancy, the plans were amended part way through the application to a
more sympathetic design which received planning approval. This amendment did
include raising the ridge height by 0.39m but essentially retained the existing roof style
and included small, pitched roof style dormer windows (see Appendices D and E).

The current application returns to the originally proposed mansard style roof with parapet,
the reason for which is to achieve a larger room within the roof space. The raising of the
overall ridge would be 0.205m which is marginally lower that the approved scheme
however, the style of this roof extension is considerably different in terms of its visual
impact.

A mansard style roof can be described as:

‘A four sided gambrel style hip roof characterised by two slopes on each of its sides with
the lower slope, punctured by dormer windows, at a steeper angle than the upper’.

A parapet can be described as:

'A parapet is a barrier which is an extension of the wall at the edge of a roof, terrace,
balcony, walkway or other structure.’

Overall the number of bedrooms within the hotel would reduce from 7 (approved) to 6
(proposed). The design of the frontage would also alter in that it would include more
fenestration and a parapet wall, in order to achieve a more distinctive Georgian style
frontage.

In terms of materials, the proposed finish would be render and stone coloured paint. All
new windows would be painted softwood. The glazed atrium would include a wooden
frame also. The roof materials would comprise of a lead mansard and dormers, with the
rear extension being plain clay tiles.

Policy Considerations

National Planning Policy Framework 2012
especially Chapter 2 Ensuring the Vitality of Town Centres
Chapter 7 Requiring Good Design
Chapter 12 Conserving and Enhancing the Historic Environment

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))
CS16 (High Quality Design)

CS17 (Concentration and Distribution of Development within the Urban Areas)
CS4 (Town, District and Local Centres)

CS5 (Tourism)

DM10 (Pollution)

DM14 (Car and Cycle Parking on Development (excluding residential))

Havant Borough Local Plan (Allocations) July 2014

DM20 (Historic Assets)

AL1 (Presumption in Favour of Sustainable Development)
AL3 (Town, District and Local Centres)

Listed Building Grade: Not applicable to site itself; adjacent to a Grade Il Listed Building

(No.25).
Conservation Area: Emsworth

Statutory and Non Statutory Consultations

Conservation Officer - Objection

The main planning considerations relevant to this application are design and
Conservation — namely the impact of the proposals upon the character and
appearance of the Emsworth Conservation Area and the appearance of South Street
in particular.

Character of South Street:

From the Market Square, South Street narrows and leads southwards falling gently to
the quayside. This slight change in level downwards from the centre adds to the
attraction. Its buildings are mostly simple, small shops and houses which are
predominantly two to two and a half storeys. Rarely does a building exceed this to 3
full storeys. The narrow frontages of these plots give the buildings a strong vertical
emphasis, which is reflected in the general proportions of elevations, shop fronts,
windows and doors. Where infill development has occurred over the years, by
conforming to these constraints or ‘streetscape rules’ of height and width, new
development has usually reflected the domestic scale and materials of historic
buildings within the Conservation Area. Those that have been constructed with
traditional roof treatments and in scale have harmonised more successfully with their
surroundings.

Existing Building:

The existing building dates from 1949 (Plaque LW.GM). It is of appropriate scale and
proportions and sits easily within the general street scene. It is constructed of poor
quality materials — reflective of post war shortages at this time. The front is part render,
part facing brick with Flettons used on the remaining elevations. The roof tiles appear
to be clay but are shot, the face of the tiles is beginning to delaminate. There is a
squat chimney which makes little visual contribution to the conservation area. Timber
fenestration is used but of low quality. A modern garage door has been
inserted/replacing earlier doors. The building makes a neutral contribution to the
conservation area. Its replacement/upgrading using a more sympathetic palette of
materials and improved design would enhance the conservation area. The key issue
therefore is not the quality of the existing building or any impact on its
architectural/historic interest; but the form and quality of the intended
replacement/rejuvenated building.



The Proposals:

Although described as a change of use the scheme involves a substantial element of
intervention/rebuild and enlargement. Whereas the current building knits successfully
into the visual fabric of the street, the proposed reworking creates a building that will
stand apart from its neighbours by virtue of its scale and bulk. There are essentially
three strands to the proposal, apart from the change of use, which in conservation
terms is not particularly controversial. These are:-.

1. Raising the height of the building fronting South Street through the creation of a
parapet and addition of what is described as a mansard.

2. A two storey rear addition is proposed which adopts a traditional half hipped roof
form.

3. Single storey rear extension
Policy Context:

Before proceeding to consider the policy context of the NPPF, it is of primary
importance that the correct weight should be attributed to the desirability of preserving
the setting of the listed building from the outset, in accordance with section 66(1) of the
Planning (Listed Buildings and Conservation Area) Act 1990:

“In considering whether to grant planning permission for development which affects a
listed building or its setting, the local planning authority shall have special regard to the
desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses”

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.

The need for the decision taker to attach considerable or special weight to the
desirability of preserving the setting of listed buildings has been reinforced through two
recent high court decisions of: Barnwell Manor Wind Energy Limited vs. East
Northamptonshire District Council et al (2014); and North Norfolk District Council vs.
DCLG and Mack (2014).

The above statute and its subsequent and consistent interpretation in recent high court
decisions emphasises the need for the policies of the NPPF to be implemented whilst
always having regard to the need to give special or greater weight to the preservation
of the setting of a listed building.

Where the impact on the setting of a listed building has been assessed in accordance
with paragraphs 128 to 132 of the Framework, and has been found to fall within the
category of ‘less than substantial harm’ (i.e. paragraph 134), then it is still important
that when considering the balance exercise, and therefore the public benefits of any
such proposal, that from the outset this is consciously weighed in favour of the need to
preserve the setting of the listed building.

The National Planning Policy Framework (NPPF) was published in March 2012 and
sets down the policies that the Council must take into account when determining
planning applications. This supersedes PPS 5, however, English Heritage (web-site 23
April 2012) advises that “the Practice Guide (HEPPG) remains a valid and
Government endorsed document pending Government's review of guidance



supporting national planning policy as set out in its response to the select Committee”.

The NPPF sets out, in paragraph 17, the 12 core planning principles that local
planning authorities should consider in making planning decisions. One of these core
principles relates directly to conserving heritage assets, as follows

“Planning should conserve heritage assets in a manner appropriate to their
significance, so that they can be enjoyed for their contribution to the quality of life of
this and future generations;”

Paragraph 132 of the National Planning Policy Framework 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. It also goes
on to state that significance can be harmed or lost through alteration or destruction of
the heritage asset or development within its setting. As heritage assets are
irreplaceable, any harm or loss should require clear and convincing justification.
Paragraph 133 provides guidance in relation to development proposals that cause
'substantial harm'. While, paragraph 134 of the National Planning Policy states that
where a development 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.

Paragraph 64 (Section 7 — Requiring Good Design) is also particularly relevant to this
case in that development should be refused for development of poor design that fails
to take the opportunities available for improving the character and quality of an area
and the way it functions.

Policy CS11 of the Core Strategy 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.

Policy CS16 (1a) of the Core Strategy states 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.

Policy DM20 of the Allocations Plan states that development proposals must conserve
and enhance the historic assets of Havant

Assessment of the Proposals:

Mansard roof/second floor extension

While the current building has little individual merit, the proposed design would be
unsympathetic due to its design, form, height and marked increase in mass. A full view
of the bulky mansard will be gained from South Street when looking towards and from
the Harbour. The proposals are over ambitious and not something | could support for
these reasons.

This is a similar scheme to initial plans that were submitted for APP/15/00928. |



objected to these proposals with recommendations to alter the scheme in a more
sympathetic manner. Further amended plans were submitted by the agent that were
deemed appropriate which resulted in the application being approved under the same
application reference.

As | have previously commented there is a strong objection to the proposed mansard
roof extension on conservation grounds. The proposal site, Coal Exchange PH and 25
South Street and adjacent buildings on the western side of South Street have an
existing roofline almost unspoiled by any type of alteration. The addition of a Mansard
roof will interrupt the existing roofline of these buildings and detract significantly from
the character, introducing an incongruous feature into the roofscape.

It is also considered that raising the height of this building which sits between The Coal
Exchange and 25 South Street would have an intrusive impact upon its appearance by
unbalancing the unity of the architectural composition and further breaking the original
and unique integrity of this historic design. The roofline pattern and rhythm would be
clumsily interrupted by the proposed mansard roof extension.

The extension would constitute a dominant and bulky addition and it is, therefore
considered that the proposal would be detrimental to the character of the building and
to the uniformity of roof form in the terrace and the wider conservation area.

Rear extension

A two storey rear addition is proposed which adopts a traditional half hipped roof form.
The proposed two storey extension appears subordinate in nature and is therefore of

an acceptable size and massing on the host building. The roof form and design of the

extension would also respect the character of the property.

Single storey rear extension

The single storey rear extension potentially has the least visual impact and all other
things being equal is potentially acceptable. It is of a design and size that would not
cause any adverse impact on the character of the Conservation Area. The extension is
also in keeping with existing property and would not appear overly dominant or out of
character.

In accordance with the NPPF | believe the degree of harm to the heritage assets
(nearby listed building and conservation area) would be significant, but on balance,
less than substantial. In this context, the NPPF requires such harm to be weighed
against the public benefits of the proposal. Planning Permission APP/15/00928, if
implemented, would be sympathetic to the Historic Environment.

Recommendation:
Refuse:

The proposed roof extension would be detrimental to the character and appearance of
the Emsworth Conservation Area by reason of its height, scale, bulk, detailed design
and prominence in the street scene and wider roofscape of the conservation area and
would fail to comply with policies CS11 and CS16 (1a) of the Havant Borough Core
Strategy (2011), policy DM20 of the Havant Allocations Plan 2014 and national
guidance contained in the NPPF.

Development Engineer - no adverse comment to this application.




Natural England -

Statutory nature conservation sites — no objection

Natural England has assessed this application using the Impact Risk Zones data
(IRZs). Natural England advises your authority that the proposal, if undertaken in strict
accordance with the details submitted, is not likely to have a significant effect on the
interest features for which Chichester and Langstone Harbours SPA and Ramsar and
Solent Maritime SAC has been classified. Natural England therefore advises that your
Authority is not required to undertake an Appropriate Assessment to assess the
implications of this proposal on the site’s conservation objectives.1

In addition, Natural England is satisfied that the proposed development being carried
out in strict accordance with the details of the application, as submitted, will not
damage or destroy the interest features for which the Chichester Harbour SSSI has
been notified. We therefore advise your authority that this SSSI does not represent a
constraint in determining this application.

Protected landscapes

The proposed development is for a site within or close to a nationally designated
landscape namely Chichester Harbour AONB. Natural England advises that the
planning authority uses national and local policies, together with local landscape
expertise and information to determine the proposal. The statutory purpose of the
AONB is to conserve and enhance the area’s natural beauty. You should assess the
application carefully as to whether the proposed development would have a significant
impact on or harm that statutory purpose.

Protected species

We have not assessed this application and associated documents for impacts on
protected species. Natural England has published Standing Advice on protected
species. You should apply our Standing Advice to this application as it is a material
consideration in the determination of applications in the same way as any individual
response received from Natural England following consultation.

Biodiversity enhancements

This application may provide opportunities to incorporate features into the design
which are beneficial to wildlife, such as the incorporation of roosting opportunities for
bats or the installation of bird nest boxes.

Chichester Harbour Conservancy:

The Conservancy maintains its previous objection.
Objection to APP/15/00928 (prior to amended plans being submitted):

Whereas the Conservancy takes no issue with the proposed use, to be used in
conjunction with the restaurant at 25 South Street under APP/14/01165, there are real
concerns about the remodelling of the roof, to form a mansard roof. The Conservancy
considers this would be visually discordant and not meet the tests of CS11, CS12,
CS16, DM9 and DM20, which are given further expression in the Emsworth
Conservation Area Character Appraisal/Management Plan and the following Built
Environment Design Considerations of the Emsworth Design Statement: 3.3 (Harm to
character of the street), 3.5 (Not in scale with its neighbours), 3.7 (Discordant to
consistent roof line of its neighbours), 3.8 (Number of dormer windows considered
disproportionate to roof surface, given the character of other dormer windows in the
immediate surrounds), 3.9 (Loss of chimney which adds character to the roofscape),
3.10/3.11 (No consideration given to salvaging and re-use of existing plain tiles) and
3.22 (Overall erosion of the character of the Conservation Area).

Whilst it is appreciated that the applicant needs to increase headroom to create the
'loft' accommodation, altering the pitch to increase the roof height to be no
higher than the ridge level of the Coal Exchange PH, may be an option to achieve that.



7.1

7.2

With fewer (say 3) and more discrete dormer windows to the front and

perhaps a single wider dormer to the rear to give headroom at the top of the staircase
and maybe only one bedroom with associated en-suite, perhaps some

revised plans could be negotiated, re-using the existing plain tiles.

The Conservancy therefore lodges a holding objection at this time, but is supportive of
the overall aim to create a quality boutique hotel that would bring people

to enjoy the Area of Outstanding Natural Beauty and act as a base for people to
explore the area.

Economic Development - Retail and Town Centres:

Support the application as it will increase employment in the area and bring further
economic benefits from visitors.

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: 44

Number of site notices: 1

Statutory advertisement: 02/12/2016

Number of representations received: None at the time of drafting this report (publicity
expiry 20/12/2016)

Members will be updated in the event that any representations are received prior to the
Committee meeting.

Planning Considerations

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

(i)  Appropriateness of the design within the Conservation Area and AONB, and in
relation to the adjacent Listed Building

(i)  Impact on the neighbouring properties

(iv) Effect on the town centre

(v) Parking

(vi) Developer Contributions

(i)  Principle of development

The application site is situated within a town centre location as defined by Policy CS4 of
the Local Plan. The proposal is for a tourism use which is defined by CS4 as a town
centre use. Policy CS5 states that planning permission will be granted for appropriate
development proposals that provide hotel and other types of tourist accommodation. The
principle of the development, in terms of its use, has already been accepted through the
granting of planning permission for the earlier application (APP15/00928). However, the
revised proposal is subject to other development management considerations such as
the impact on the conservation area of the revised design approach which is discussed in
more detail below.
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(i)  Appropriateness of the design within the Conservation Area and AONB, and in
relation to the adjacent Listed Building

Relevant Planning Policy Consideration:

The site is located on South Street within the centre of the Emsworth Conservation Area.
It is also immediately adjacent to a Grade Il Listed Building (No. 25). Given this context
the local planning authority has a statutory duty to ensure that the impact of development
proposals on the conservation area and the setting of the Listed Building are given
considerable weight. The National Planning Policy Framework (NPPF) sets out, in
paragraph 17, the 12 core planning principles that local planning authorities should
consider in making planning decisions. One of these core principles relates directly to
conserving heritage assets, as follows:

“Planning should conserve heritage assets in a manner appropriate to their significance,
so that they can be enjoyed for their contribution to the quality of life of this and future
generations;”

Paragraph 132 of the NPPF states that when considering the impact of a proposed
development on the significance of a designated heritage asset (conservation areas and
listed buildings), great weight should be given to the asset’s conservation. It also goes on
to state that significance can be harmed or lost through alteration or destruction of the
heritage asset or development within its setting. As heritage assets are irreplaceable, any
harm or loss should require clear and convincing justification. Paragraph 133 provides
guidance in relation to development proposals that cause 'substantial harm'. While
paragraph 134 of the National Planning Policy states that where a development 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.

In addition, Local Plan policies CS11 (Protecting and Enhancing the Special Environment
and Heritage of Havant Borough), Policy CS16 (Design) and Allocations Plan Policy
DM20 (Historic Assets) are relevant. Policy CS11 advises 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.

With regards to the setting of the Listed Building, Section 66(1) of the Planning (Listed
Buildings and Conservation Area) Act 1990 advises that:

“In considering whether to grant planning permission for development which affects a
listed building or its setting, the local planning authority shall have special regard to the
desirability of preserving the building or its setting or any features of special architectural
or historic interest which it possesses”

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.

In terms of urban form, the Emsworth Conservation Area is that of a small, historic
harbourside town and the character of the old historic core remains and it has generally
managed to retain its small scale, intimate character and charm. The Emsworth
Conservation Area Character Appraisal (adopted in 2010) recognises the differing
features of the Conservation Area and identifies two main character sub-areas and within
these, describes distinct roads/areas. It is noteworthy that the application site does not
fall within the High Street which is characterised by dignified 3 storey Georgian buildings
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but rather is sited within the low key, simpler area of South Street and the Town Quay.
The Conservation Officer describes the character of South Street as follows:

'From the Market Square, South Street narrows and leads southwards falling gently to the
quayside. This slight change in level downwards from the centre adds to the attraction. Its
buildings are mostly simple, small shops and house which are predominately two to two
and a half storeys. Rarely does a building exceed this to 3 full storeys. The narrow
frontages of these plots give the buildings a strong vertical emphasis, which is reflected in
the general proportions of elevations, shop fronts, windows and doors. Where infill
development has occurred over the years, by conforming to these constraints or
‘streetscape rules’ of height and width, new development has usually reflected the
domestic scale and materials of historic buildings within the Conservation Area. Those
that have been constructed with traditional roof treatments and in scale have harmonised
more successfully with their surroundings’.

The Emsworth Conservation Area Character Appraisal (adopted in 2010) states:

'From the market square the street narrows and lead southwards falling gently down the
quayside. Its buildings are mostly simple, small shops and houses' (para 3.10)

Impact of the revised roof design:

The proposal would include the raising of the ridge height by 0.205m and the building up
of the roof mass by incorporating a 'mansard’ style roof and parapet wall. The north and
south elevation drawings and sections (see Appendices G and J) show the change to
roof profile which would include a flat section 2.8m wide and flat roof dormers. The
existing pitch is 40 degrees and the proposed mansard has a pitch of 60 degrees, which,
together with the flat top results in a bulky box like profile. The other significant change is
within the eaves line - the approved plans kept the eaves line contiguous with No 21, the
Coal Exchange PH, whereas the current proposal utilises a parapet which has the visual
effect of increasing the eaves compared to adjacent buildings. It is this change to roof
profile and additional bulk, and its effect on the skyline, particularly when set between two
traditional roof profiles, that is considered to be the key issue in the determination of this
application. By contrast the two storey and single storey rear extensions largely follow the
design principles of the previous approval and no objection is raised in design terms to
these more traditionally-designed additions to the building.

In his response, the Conservation Officer has raised concerns with the mansard roof
element of the scheme. In comparison to that previously approved, this design would be
unsympathetic due to its design, form, height and marked increase in mass. The proposal
site, Coal Exchange PH and 25 South Street and adjacent buildings on the western side
of South Street have an existing roofline almost unspoiled by any type of alteration. The
proposed roof extension would be clearly visible from the conservation area as a full view
of the bulky “mansard" will be gained from South Street when looking towards and from
the Harbour. It would also interrupt the existing roofline of these buildings and detract
significantly from the character, introducing an incongruous feature into the roofscape. It
would have an intrusive visual impact by unbalancing the unity of the architectural
composition and further breaking the original and unique integrity of this historic design.
The roofline pattern and rhythm would be clumsily interrupted by the proposed mansard
roof extension.

This concern is emphasised by Chichester Harbour Conservancy (CHC) who raised an
objection to the original proposals in APP/15/00928 which is now being proposed again in
the roof form for this application. CHC advise they have real concerns over a mansard
style roof which would be visually discordant and harmful to the character of the
Emsworth Conservation Area and the Chichester Harbour AONB, being contrary to local
Policy CS12 of the Core Strategy.



7.9 Overall therefore it is considered that the mansard roof extension would constitute a
dominant and bulky addition which would be detrimental to the character of the building
and to the uniformity of roof form in the terrace and the wider conservation area. This is
clearly contrary to the areas of policy concerned with the protection and enhancement of
designated heritage assets as set out in para 7.3 both at a national and local level and
policies concerned with high quality design and for this reason should be recommended
for refusal unless there are compelling reasons indicating a decision should be taken to
the contrary.

(i)  Impact upon neighbouring properties

7.10 The neighbour to the south of the site No. 25 is the restaurant business which will operate
in conjunction with the hotel. The neighbour to the north at No. 21 is the Coal Exchange
Public House. This has a large extension at the rear which extends along the shared
boundary. The proposed two-storey extension would extend out the northern half of the
building by 5.595m with a width of 4.34m and would include a half hip on the gable end of
the roof. The extension would not impede past the rear building line of the adjacent
extension so the visual impact of the extension, from the pub garden at the rear of No.
21, would be limited. No windows are proposed for the north elevation of the extension.
Application APP/15/00928 has already approved a similar two storey rear projection of
dimensions 5.615m x 4.480m.

7.11 The southern half of the building would be extended with a 8.7m deep single storey
conservatory style extension having a lantern roof. This would provide dining space and
would link to the adjacent Woosters restaurant. This single storey extension does not
impede past the rear building of No 25 and would have limited impact.

(iv) Effect on the town centre

7.12 Policy CS4 supports development proposals which enhance the evening economy of the
town centres, retain and enhance local markets, supports small and independent
businesses and encourages high quality, mixed use development in designated centres
that retain active ground floor frontages. The hotel would attract a flow of visitors to the
town centre, providing the opportunity to utilise other small businesses such as pubs,
restaurants and shops. Whilst the ground floor would not be active in terms of a shop
front, it would be more active as a result of visitor arrivals and departures than the
existing dwelling which offers no active frontage. It is considered that the loss of a
dwelling is outweighed by the benefits of a new business within a designated town centre
location. Policy CS5 supports proposals which provide additional hotels in the Borough
and identifies Emsworth Town Centre and its harbour as distinctive tourism locations. It
also advises that town centres will be favoured for new hotels in order to promote their
vitality and viability. The proposal therefore accords with both policy CS4 and CS5 by
offering a new hotel in both a defined town centre location and recognised tourism hub,
and it is noted that the Economic Development team support the application.

7.13 However, it is noteworthy that the LPA has already offered its support for the principal of
the business in its granting of permission APP/15/00928. That layout provided 7 en-suite
bedrooms for the boutique hotel. The applicants have not implemented this scheme in
preference for the current layout which would provide a reception area and 6 rooms, one
being in the enlarged roof as a VIP suite. However it is a speculative business decision
that predicts this VIP suite and reception area would be popular and more lucrative than
the approved 7 room layout. No proven need has been demonstrated for this particular
design and layout and the LPA is of the view that the benefits associated with a boutique
hotel have been adequately supported in the extant permission. There have therefore
been no compelling grounds put forward for the form of development proposed — as
opposed to that approved — which would indicate that a decision should be taken contrary
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to the design conclusions in part (ii) of this report.

(v) Parking

The proposal does not include any specified parking provision for visitors or staff.
However, this is similar to the majority of other businesses within the town centre.
Immediately to the rear of the site is a large public car park which can provide overnight
parking and on street parking and other car parks are within reasonable walking distance.
Being located within a town centre, the site is also sustainable in terms of being
accessible via bus and train. A bike store is provided in the rear external space with long
stay cycle parking for staff. The Highways Officer has been consulted and does not raise
any objections.

(vi) Developer Contributions

No contributions are required for this development — the form of development being not
liable to Community Infrastructure Levy or Solent Recreation Mitigation Project
contributions.

Conclusion

The proposal to convert the property to a boutique hotel has previously been supported in
principle and permission was granted under APP/15/00928 for this use of the application
site with appropriately-designed additions. The proposed use is therefore supported;
however, the current application returns to a design which incorporates a mansard style
roof and parapet extension. This was previously found to be unacceptable and remains
so as it would have an adverse impact on the character of the conservation area and
setting of the adjacent Listed Building. As such the current proposal is contrary to local
and national planning policy which relates to the protection of designated heritage assets,
and there are no compelling reasons why these policies should be set aside. For this
reason the application is recommended for refusal.

RECOMMENDATION:

That the Head of Planning be authorised to REFUSE PERMISSION for application
APP/16/01113 for the following reasons:

1 The proposed mansard style roof extension on a building which sits in between
No. 25 South Street and the Coal Exchange Public House, by reason of its
height, scale, bulk, detailed design and prominence in the street scene and
wider roofscape of the conservation area, would have an intrusive impact on
the setting of the adjacent Listed Building at No. 25 South Street and the
character of the Emsworth Conservation Area and streetscene, by unbalancing
the unity of the architectural composition of this section of South Street and
further breaking the original and unique integrity of this historic design. For this
reason, the proposal would fail to comply with policies CS11 and CS16 (1a) of
the Havant Borough Local Plan (Core Strategy) 2011, policy DM20 of the
Havant Allocations Plan 2014 and national guidance contained in the National
Planning Policy Framework.
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