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Site Address: 59 & 61 Langstone Road, Havant, PO9 1RB
Proposal:      Replacement cottage, Privy style storage building, installation of gates 
in front wall and repointing of front wall
Application No: APP/19/00837 Expiry Date: 14/10/2019
Applicant: Miss White
Agent: Miss Roberts 

Critchley Architecture and 
Design Ltd

Case Officer: Lesley Wells

Ward: St Faiths

Reason for Committee Consideration: At the discretion of the Director of Regeneration & 
Place, due to the level of public interest.

HPS Recommendation: GRANT PERMISSION
——————————————————————————————————————

1 Site Description 

1.1 59 and 61 Langstone Road were semi- detached two storey  dwellings and Grade II 
Listed Buildings, built in the 18th century. The two properties were listed on 15 
November 1974.

1.2 The List Description reads as follows: 

'Pair of houses. Late C18. Weather-boarded walls, and tiled roof. Symmetrical front 
(west) of 2 storeys, and attic, 2 window, ½-hipped roof, 2 hips above the rear extension. 
Casements. Side entrances, within a small porch on the south side.’

1.3 The site falls within the Langstone Conservation Area, and the Chichester Harbour Area 
of Outstanding Natural Beauty. The site is located on the east side of Langstone Road 
and the properties are to the front of the site, within a large plot. 

1.4 The existing vehicular  access is to the south of the site, as is the parking area.

1.5 At the end of 2018 these two dwellings suffered two fires, the latter of which badly 
damaged the properties, which were vacant at the time and from information received 
subject to vandalism. The Local Planning Authority (LPA) subsequently served two listed 
building enforcement notices and two enforcement notices requiring the reinstatement of 
the properties. An appealed has been lodged with the Planning Inspectorate in respect of 
the listed building enforcement notice served on 59 Langstone Road. The remaining 
three notices have come into effect, which should be complied with by 4 July 2020. 

1.6 In the meantime, Officers have worked closely with the applicant's agent to secure the 
replacement of these badly damaged properties; the outcome of which is the two 
applications before the Committee. This application should be read in conjunction with 
the listed building application which is also on the agenda, under reference 
APP/19/00834.

2 Planning History 

APP/18/00684 - Fell 3No. Common Hornbeam, 1 No. Sycamore, 1No. Common 
Hawthorn and 2No. Common Ash within Conservation Area of Langstone., No 



Objection, 29/08/2018

18/00322/CMP - Enforcement & Listed Building Enforcement (LBE) notices served on 
4/1/19 seeking to secure the reinstatement of the two semi-detached properties - 
appeal lodged in respect of the LBE notice for 59 Langstone Road - decision on 
appeal outstanding.

APP/19/00834 - Listed Building Consent for replacement cottage, privy style storage 
building and repointing of front wall. Decision pending, the report on which is 
considered elsewhere in this agenda.

3 Proposal 

3.1 The proposal would replace the two badly damaged semi detached properties with one 
dwelling on the same footprint, with a porch on the south elevation replacing a previous 
porch in this position.  There would be a single storey lean to extension to the rear,  as 
per the original dwellings.  

3.2 The proposal is 2 storey in scale, with a room in the roof, which was the case with the 
original dwellings. The proposal would have a barn hipped roof, with two gables to the 
rear.  There would be 6 Conservation roof light in the roofs to the rear.  The damaged 
toilet block to the rear would be demolished, to be replaced with a single storey 'Privy' 
style storage building on the  northern boundary. Three wooden pedestrian gates and a 
5 bar wooden gate on wooden posts would be installed in existing openings in the front 
brick wall, which is to be re-pointed. 

3.3 In essence, the proposal seeks to largely reinstate the original built form, with some 
adjustments for modern living standards.

4 Policy Considerations 

National Planning Policy Framework
Havant Borough Council Borough Design Guide SPD December 2011        
Havant Borough Council Parking SPD July 2016

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)
DM13 (Car and Cycle Parking on Residential Development)
DM8 (Conservation, Protection and Enhancement of Existing Natural Features)
DM9 (Development in the Coastal Zone)

 

Havant Borough Local Plan (Allocations) July 2014
DM17 (Contaminated Land)
DM20 (Historic Assets)
AL1 (Presumption in Favour of Sustainable Development)
DM24 (Recreational Disturbance to Special Protected Areas (SPAs) from 

Residential Development)
AL2 (Urban Area Boundaries and Undeveloped Gaps between Settlements)

 

Listed Building Grade: Grade 2
Conservation Area: Langstone



5 Statutory and Non Statutory Consultations 

Building Control
No comment.

Chichester Harbour Conservancy
The site lies on the boundary of but clearly within the AONB in the built-up settlement 
area. The red-line application site does not have a boundary with a coastal frontage. 
The site lies within the Langstone Conservation Area. The site does lie on a principal 
road route and although stepped-back from the road frontage, it is located adjacent to 
open areas of land and would be prominent in this location. Taking these factors into 
account, it is likely that the proposal would overall have a moderate visual impact to the 
character of the AONB in this mainly urban locality.

The following measurement have been taken from the submitted plans and drawings. 
The proposed single dwelling is shown to occupy the siting of the fire damaged 
property, although the current proposal would have a slightly longer building depth than 
the original (approx.10.2m compared to 8.3m). Overall the proposed building would 
have a footprint of approx. 76.5 sqm compared to the former semi-detached pair of 
62.25sqm. This reflects an increase of only 14.25sqm in the ground floor footprint, a 
23% increase. 

The proposal would have a similar visual appearance to the building lost to fire but 
would have a higher ridge line to the roof, being 8.0m compared to the submitted 
drawings of the original pair of cottages at 6.9m. The difference of 1.1m overall 
representing a front / rear elevation silhouette increase (given the building width 
remains at 7.5m to the frontage) of approx.8.25sqm or 15.94% increase. The side 
elevation is a little greater given the 1.9m rearward extended footprint with a silhouette 
increase of approx.24.33sqm or 42.48%. 

The accommodation would comprise a living room and a combined kitchen / dining / 
and family room, with a utility / boot room and a wet room at ground floor. Upstairs 
would be two bedrooms and a bathroom, with a further bedroom within the roof space. 
The external construction materials and finishes indicate a timber clad wall treatment 
with a clay tiled roof, brick chimney and timber window frames. Rooflights would be 
included in the rear main roof slope and the ground floor rear sloping roof extended 
area.
 
Overall, a comparison between the pre-fire damaged pair of semi-detached cottages 
and the current single dwelling house, show minor differences, which are unlikely in 
visual terms to adversely impact on the wider environment.
 
Given its setting and the existing situation of the fire-damaged skeleton of a property 
within the open area along this part of Langstone, the proposal is unlikely to have any 
significant impact or harmful effect on the AONB in terms of character or in relation to 
wildlife. The proposal is not considered to be unduly prominent to be detrimental to the 
character or the appearance of the Area of Outstanding Natural Beauty (AONB). 
Suggested considerations – 
- schedule/samples of materials to be agreed prior to construction / as indicated on 
application forms / to match the existing on site 
- any and all roof lights / skylights should be fitted with working internal screen blinds to 
reduce light spillage during evenings and night-times (dark skies policies) 
- the boundary wall to the road should be retained and any timber fence enclosure to 
the private garden amenity space should be set within the plot behind the retained 
boundary wall 



Conservation Officer

Site and description of works

59 – 61 Langstone Road were a pair of 18th century symmetrical cottages that are 
Grade II listed and located at the very top (north) of the Langstone Conservation Area. 
They front onto Langstone Road and are prominent features.

A devastating fire destroyed the buildings on the 18 December 2018. Due to the 
intensity of the fire very little of the structures are now left. The proposed works are to 
dismantle the remains of the cottages and rebuild a detached cottage in a form which is 
sympathetic to the original building  

Legislation and Policy background

Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 ("1990 
Act") requires local planning authorities to have special regard to the desirability of 
preserving a listed building, its setting or any features of special architectural or historic 
interest when considering whether to grant listed building consent.

Section 66 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 listed building or its setting, to 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 
decision 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.

The National Planning Policy Framework (NPPF) sets out the policies that the Council 
must take into account when determining planning applications. The ‘Historic 
Environment Good Practice Advice in Planning Note 2’, states at paragraph 4:  

‘The significance of a heritage asset is the sum of its archaeological, architectural, 
historic, and artistic interest’ and provides at paragraphs 8, 9 and 10 that in order for 
the Local Planning Authority to make decisions in line with legal requirements, the 
objectives of the development plan; and, the policy requirements of the NPPF, great 
importance is placed on understanding the nature, extent and level of the significance 
of the heritage asset.

The revised NPPF sets out in Chapter 16, the core principles relating to development 
affecting Heritage Assets that local planning authorities should consider in making 
planning decisions in the following paragraphs:

‘184. Heritage assets range from sites and buildings of local historic value to those of 



the highest significance, such as World Heritage Sites which are internationally 
recognised to be of Outstanding Universal Value. These assets are an irreplaceable 
resource, and should be conserved in a manner appropriate to their significance, so 
that they can be enjoyed for their contribution to the quality of life of existing and future 
generations.

189. In determining applications, local planning authorities should require an applicant 
to describe the significance of any heritage assets affected, including any contribution 
made by their setting. The level of detail should be proportionate to the assets’ 
importance and no more than is sufficient to understand the potential impact of the 
proposal on their significance. As a minimum the relevant historic environment record 
should have been consulted and the heritage assets assessed using appropriate 
expertise where necessary. Where a site on which development is proposed includes, 
or has the potential to include, heritage assets with archaeological interest, local 
planning authorities should require developers to submit an appropriate desk-based 
assessment and, where necessary, a field evaluation. 

190. Local planning authorities should identify and assess the particular significance of 
any heritage asset that may be affected by a proposal (including by development 
affecting the setting of a heritage asset) taking account of the available evidence and 
any necessary expertise. They should take this into account when considering the 
impact of a proposal on a heritage asset, to avoid or minimise any conflict between the 
heritage asset’s conservation and any aspect of the proposal. 

191. Where there is evidence of deliberate neglect of, or damage to, a heritage asset, 
the deteriorated state of the heritage asset should not be taken into account in any 
decision. 

192. In determining applications, local planning authorities should take account of: 

a) the desirability of sustaining and enhancing the significance of heritage assets and 
putting them to viable uses consistent with their conservation; 

b) the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 

c) the desirability of new development making a positive contribution to local character 
and distinctiveness.

Considering potential impacts 

193. 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. 

194. Any harm to, or loss of, the significance of a designated heritage asset (from its 
alteration or destruction, or from development within its setting), should require clear 
and convincing justification. Substantial harm to or loss of: 

a) grade II listed buildings, or grade II registered parks or gardens, should be 
exceptional; 

b) assets of the highest significance, notably scheduled monuments, protected wreck 
sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered 
parks and gardens, and World Heritage Sites, should be wholly exceptional 



Local Policies

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 CP16 (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 Significance 

In terms of the significance of 59 - 61 Langstone Road as a designated heritage asset, 
it is considered that the external appearance makes an important contribution to the 
historic and architectural character of the townscape, exhibiting the original appearance 
of a restrained and simple form of architecture dating from the 18th century. This 
design of building is not found elsewhere within the conservation area and makes a 
very important contribution to the area’s character and appearance.  Thus, the 
external appearance of the building has significance both in terms of historical value 
and in terms of aesthetic value. 

The interior of the cottage was in a poor state of repair. Nonetheless, the form of the 
original timber framing and weatherboarding were very much evident. The form and 
function of space within each room and on each floor, would have also contributed to 
the significance of the asset. The interior elements which contribute to the building’s 
significance, do so in terms of historical value and aesthetic value.

The cottages also had significance in terms of the Langstone Conservation Area. 
Langstone Conservation Area can be characterised as primarily residential, its original 
commercial raison d’etre having been surpassed. There is a strong linear form, with an 
intricate relationship between tidal water and buildings.  Unquestionably 59 - 61 
Langstone Road had a positive impact on the character of the conservation area. The 
link between the former railway and the cottages also helps to understand the historic 
development of the area.  

Assessment 

The application has been submitted with very thorough and commendable 
documentation that has outlined the significance and condition of the building. This has 
included:

 Full analysis of the building's condition and a method statement of the approach 
to recording

 Survey drawings (sections and elevations) of the surviving structure to show its 
design, configuration and associated fire damaged areas, annotated and cross 



referenced to a condition survey.

 Proposed drawings (sections and elevations) to show the proposed works. 
These, clearly distinguish and justify works of replacement and renewal. An 
acceptable material and window schedule has also been included for clarity and 
avoids the need for further conditions.

 A well detailed and accurate heritage statement.

Following some initial concerns (regarding the height, privy block and construction 
method) the applicant’s architects have worked hard to bring forward an amended 
scheme which better reflects that of the original cottages. The height has been reduced 
(by 300mm) and whilst this is still 500mm taller than the original cottages I fully believe 
the amended plans better reflect the more squat historic proportions of the building.  
The building will also be built of a timber frame with painted feather edged timber 
boarding and clay tiles to match the previous appearance of the cottage. A privy block 
(to be used for storage) is also to be constructed on the site to reflect that of the 
original structure. Whilst this is not located in the same location as the previous 
structure I believe it adequately reflects and gives a good historic nod towards the 
former privy block.

One point of change is the position of the chimney stacks. These were important 
features on the original dwelling and are one of the only features partially left standing. 
However, it is evident that the existing chimneys cannot be saved as they have lost 
their structural integrity. In turn the applicant is proposing to situate the stacks in a 
slightly different position than was originally intended. I believe this alteration will not be 
readily noticeable once the cottage has been rebuilt. The chimneys are still contained 
within the roof slopes and the position works better for a layout as one dwelling. Twin 
flues are also proposed rather than quad flues, but again I am not of the view this will 
harm the significance of the building.

As to the guttering, this was wooden, which would be replaced with cast iron (together 
with the rainwater down pipes, which was previously cast iron), which is an acceptable 
alternative material.

Concerning the proposed windows they are of a style and appearance derived from the 
Georgian period, and therefore are appropriate, as are the Conservation style rooflights 
to the rear.

Overall, the proposals appear to be well conceived and will ensure that the building is 
rebuilt following its loss from fire. It was very regrettable losing so much of the structure 
in the fire. However, it is clear the applicant is trying to re-create the cottages as 
faithfully as possible, whilst also ensuring the building is more viable for modern living 
standards.

To conclude, the recreation of the building is both essential and correct. The scheme 
respects the importance of the heritage asset whilst providing a more viable use for the 
space. I therefore have no objection to the scheme.

Environmental Health Manager

 Contamination: Sources 

The property is a listed building of timber clad / timber framed construction which had 
been present on site prior to the fire for a minimum of 150 years. Arguably the greatest 
contamination risk at this site is from the historic structure itself, resulting from the 



preservation and maintenance of the exterior timber and ironwork using traditional oil-
based paints. 

Lead-based timber would have commonly been based upon form of 'Lead-white', 
typically comprising Lead Carbonate & Lead Hydroxide. Painted ironwork is likely to 
contain Lead Dioxide, and the more toxic Lead Tetroxide (red lead) as corrosion-
inhibiting primers, as well as being finished with a decorative coatings with a form of 
'lead white' base as for timber. 

Over time, lead may leach from finishes as the oil binder degrades, and the repeated 
maintenance cycles of stripping or abrading and repainting the surfaces will tend to 
release lead-containing particles which become entrained in soils close to timber 
structures.
 
Samples of soils taken in and around former greenhouses have shown levels of lead in 
soils at multiples of the guideline standards from decorative finishes, and the quantity 
of timber present in the original structure would make reasonable a conclusion that 
high concentrations of lead are likely to be present in the vicinity of the structure. 
In addition, the photographs clearly show extensive ash within the footprint of the 
dwelling, which I would assume has been released locally to the vicinity of the 
structure. From this, it might be expected that surface samples might show elevated 
PAH compounds. 

Contamination: Context 

Concentrations of contaminants are expected to be elevated above generic screening 
values locally to the property. 

It is unclear whether the site as a whole could be considered an unacceptable risk on 
the basis of high concentrations around the house, this may depend on the quality of 
topsoil within the garden areas away from the house. 

It is apparent from the method statement that this is a comprehensive redevelopment, 
i.e. that the existing structure is to be demolished and replaced with an entirely new 
structure. The land use is not changing, but a completely new development is being 
undertaken. 

Were this application a replacement of a structure of similar age and timber 
construction with a new dwelling, I would consider it entirely reasonable to seek a 
contamination assessment to confirm that the soil quality is suitable for the more 
sensitive land use. 
In this case, there is no change of land use, and the risk profile of the site is only 
materially altered by the fire, and the associated risk of elevated PAH in shallow soils. 
This notwithstanding, the risk profile of the completed development is identical in either 
case (the hypothetical change of use, and the replacement of a C3 dwelling), and that 
'completed development' scenario could pose a risk to future occupants - especially as 
the elevated contaminants are near surface soils close to the dwelling, where 
occupants are most likely to come into contact with them. 

In principle, the property could be formally determinable as contaminated land on this 
basis, and as a new development, paragraphs 178 and 179 of the NPPF (and DM17, 
DM18) apply. Certainly the Council is not in a position where adequate site 
investigation information is available to inform a rational planning determination which 
properly accounts for the risks to future occupants (178 c)). 

Contamination: Recommendations 



My recommendation would be to seek to secure a limited (shallow) site investigation 
which includes a sample-set of sufficient size to objectively characterise risks at the 
site (i.e. not 100% targeted investigation), with sample suites including CLEA Metals 
and PAH (EPA 16) as a minimum. 

I would recommend that this be secured by means of the standard suite of 
contamination conditions, excluding the requirement for a desk study. This approach 
would allow (if the applicant wished) a precautionary scheme of mitigation to be 
adopted as an alternative to quantifying risks. 

The costs of such an approach are not anticipated to be so great as to threaten 
deliverability of the development, and so it is considered to be appropriate to use 
planning conditions (as opposed to requiring sufficient information to support a positive 
determination of the application). 

The reasonableness of imposing such conditions on a site which already has C3 use is 
a planning judgement which I would not presume to take a judgement on. I will only go 
so far as to say that under any other circumstances these risks would justify the 
recommended approach, and in pure public health / risk terms, (given the source risk 
and the sensitivity of the proposed land use) I see no reason to take a different view on 
the likelihood of harm. 

Following a further discussion, the following conditions and informative are 
recommended:

Contamination

Prior to the occupation of any relevant part of the development hereby approved, an 
assessment of the nature and extent of contamination at the site shall be submitted 
to and approved in writing by the Local Planning Authority.

The assessment shall be undertaken by competent persons, and may comprise 
separate reports as appropriate. Unless specifically excluded in writing by the Local 
Planning Authority the assessment(s) shall include; 

1) Site investigation appropriate to both the previous and approved use 
of the site, to provide sufficient data and information to adequately 
identify and characterise any physical contamination on or affecting 
the site, and to inform an appropriate assessment of the risks to 
future occupants.

2) The results of an appropriate risk assessment based upon (1), and 
where unacceptable risks are identified, a Remediation Strategy that 
includes;

 appropriately considered remedial objectives,
 an appraisal of remedial and/or risk mitigation options, having 

due regard to sustainability, and;
 clearly defined proposals for mitigation of the identified risks.

3) A verification plan outlining the evidence that will need to be 
collected to demonstrate that the works set out any Remediation 
Strategy required under (2) have been completed and that the 
remedial objectives have been met. 

All elements shall be adhered to unless agreed in writing by the Local Planning 
Authority



Reason: Having due regard to policies DM10 of the Havant Borough Adopted Core 
Strategy [2011] and DM17 of the Havant Borough Local Plan (Allocations) [2014], 
Contamination may be present at the site as a result of both previous land uses 
(and/or activities) that could pose a risk to future residential occupants.

Prior to the occupation of any relevant part of the permitted development, any verification 
report required in accordance with condition [1] shall be submitted to and approved in 
writing by the Local Planning Authority.

The report shall include results of sampling and monitoring carried out in accordance 
with the approved verification plan, and must demonstrate that site remediation criteria 
have been met. 

Reason: Having due regard to policies DM10 of the Havant Borough Adopted Core 
Strategy [2011] and DM17 of the Havant Borough Local Plan (Allocations) [2014], 
Contamination may be present at the site as a result of both previous and current 
land uses (and/or activities) that could pose a risk to future site occupiers.

Informative 

It is the responsibility of the developer to ensure development, upon completion, is safe 
and suitable for its consented future use.  The developer should be aware that liability 
for contamination does not necessarily transfer to subsequent owners of land.  
Conditions numbered [1] & [2] have been imposed in response to contamination risks 
which exist at the site in connection with the structures use throughout it’s residential 
tenure, and the likely recent release of combustion residues to soil.  Contaminants of 
concern are likely to generally exist in solid form, being chronically toxic, persistent in 
nature, but with low mobility.  Relevant exposure pathways associated with exposure 
to these contaminants are therefore associated with direct exposure within garden 
areas, and exposure to contaminants occurring following mobilisation and transport into 
the building (from garden areas).  For these reasons, Havant Borough Council does 
not consider that an environmental desk study is necessary, nor that contamination 
within the footprint of the former and proposed dwelling is necessary.  It is also not 
considered necessary to consider risks to persons or environmental receptors external 
to the red-line boundary to which this consent relates, unless initial results indicate the 
presence of a significant and previously unknown  source of contamination which is 
likely to be mobile.  It is expected that a physical site investigation limited to a maximum 
of 1m depth (below existing ground levels) will prove to be sufficient to characterise the 
risks posed to future occupants.  The Council expects the sampling suite to include 
CLEA metals and PAH16 at a minimum.

Hampshire Constabulary
No comment.

Hampshire County Council, County Minerals, Planning and Development
No comment

Highways Development Planning
As there is effectively no difference in traffic generation likely to be generated by the 
replacement dwelling and the existing access is to be used, no objection to this 
proposal.

Historic England, South East
No specific comments relating to this application.

Landscape Team
The proposed site plan drawing no. 19008-120 indicates an area of hard surfacing as a 



driveway/parking area. We require screening planting around the proposed area of 
hard surfacing to retain the character of the listed building.

Southern Gas Network - No objection
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 highpressure 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.

Waste Strategy Team Leader
No comment.

County Archaologist
The site is located close to the former Roman road leading between Rowlands Castle 
and Hayling Island, while traces of Roman material have been recorded to the rear of 
39 Langstone Road, around 260 metres to the north. While there is some potential for 



previously unrecorded archaeological features to exist in the immediate area, the small 
scale of the proposed development, together with the fact that works are planned to 
take place within the footprint of the previously existing buildings (where sub-surface 
deposits will have been severely impacted), means that in my opinion it would be very 
unlikely for ground works associated with the development to expose any hitherto 
unrecorded archaeological features. I would therefore not wish to raise any 
archaeological issues in this instance.

6 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: 5

Number of site notices: Two

Statutory advertisement: 06/09/2019

Number of representations received: 4  

Comment Officer Comment
The exterior should match as near as 
possible as the original dwellings - as 
the property looked when listed in 1974. 

See Section 7 below.

Petition received signed by 22 parties 
urging the Council to ensure the building 
is restored to its original appearance.

Two Hayling petitions and a straw poll 
undertaken of mainly Langstone 
villagers - seeking the re-instatement of 
the building

See Section 7 below

Deadline for comments should have 
been extended. 

The period for responses, was 21 days, 
which is the normal  consultation period 
for application and deemed to be sufficient. 
That said, regard would be had to any 
material representations received, prior to 
a decision being made on the application.

Support from community to rebuild  this 
important visual property.

Detached toilets should be repaired and 
retained, perhaps as stores - a 
precedent has been set, when the Royal 
Oak garden was altered recently, with 
the brick and tiled privy saved.

Change in appearance of the north, 
south and rear elevations. Appreciates 
the Owner’s desire to achieve a good 
sized and habitable dwelling - but 
contrary to the requirement that the 

See Section 7 below



building be “restored to its original 
appearance”, which should be the case.

The unusual wooden guttering and the 
timber elevations of the porch should 
be replaced

The position of the chimneys and the 
brick areas in the side elevations of 
both cottages, together with the same 
number of chimney pots should be 
replaced.Compromise of  two dummy 
chimney pots on each stack.

The height of the proposal should  
remain the same - correct historic 
proportions in relation to the footprint - 
shows the replacement building to be 
about a metre higher  - presumably 
alter the pitch of the roof and the ratio 
of roof depth to cladding. The  slightly 
squat appearance of the cottages 
should be retained.

Timber cladding could be designed to 
more accurately reflect the ‘patchy’ 
appearance of the original cottages.

Top of the door to the porch could be 
glazed to admit light.

Improving the glazing bars in the main 
windows would also admit more light.
  
Proposal would have the appearance of 
a modern timber clad building and its 
character,  as one of the most 
significant buildings in Langstone 
Conservation Area, would be lost.

Given the age of the lost cottages, and 
their proximity to the former Roman 
Villa in Langstone Avenue, an  
Archaeological Watching Brief 
condition required.
Drawings have been designed with 
great care and sympathy  - create 
something truly wonderful and very 
similar to the original.  Recladding in 
timber  a possible fire risk and on-
going maintenance issue - fire 
resistance product on the market, 
which could be colour matched. French 
doors excellent idea.

See Section 7 below

Approve of the application - goes a 
long way to addressing the lost of an 
important local heritage asset.

Noted



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) Impact upon the Grade II Listed Building, the Langstone Conservation Area and the 

Chichester Area of Outstanding Natural Beauty (AONB)
(iii) Impact upon residential amenity
(iv) Public Utilities
(v) Parking
(vi) Land Contamination
(vii) Drainage
(viii) Archaeology
(ix) Community Infrastructure Levy (CIL) and developer contributions

(i) Principle of development 

7.2 The application site is located outside of the defined urban area and within a non-urban 
area. However, the site is located within an area of existing development along 
Langstone Road and is concerned with a replacement dwelling on the same footprint as 
the original semi-detached property. Policies AL1 and AL2 in the Havant Borough Council 
Local Plan (Allocations) July 2014 are relevant and Policy AL2 states that planning 
permission will be granted for developments within undeveloped gaps or non-urban areas 
that help to define the separate identity of settlements and prevent their coalescence 
where development relates to small scale householder development. Whilst the 
application is not a householder development, it seeks to replace two dwellings with one, 
on the existing footprint, which would not be disproportionate in size to the original 
dwellings. The development would not undermine the separate identities of settlements 
or result in their coalescence, or adversely impact on Havant's housing figures by the loss 
of one dwelling. As such, there is no objection in principle to the proposal, subject to 
compliance with other Development Plan Policies.

 
(ii) Impact upon the Grade II Listed Building, the Langstone Conservation Area, and 
the Chichester AONB

7.3 Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 ("1990 
Act") requires local planning authorities to have special regard to the desirability of 
preserving a listed building, its setting or any features of special architectural or historic 
interest when considering whether to grant listed building consent.

7.4 Section 66 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 listed building or its setting, to 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.

7.5 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. 

7.6 The Council's Conservation Officer has provided the following comments:

"Assessment of Significance 



In terms of the significance of 59 - 61 Langstone Road as a designated heritage asset, it 
is considered that the external appearance makes an important contribution to the 
historic and architectural character of the townscape, exhibiting the original appearance 
of a restrained and simple form of architecture dating from the 18th century. This design 
of building is not found elsewhere within the conservation area and makes a very 
important contribution to the area’s character and appearance.  Thus, the external 
appearance of the building has significance both in terms of historical value and in terms 
of aesthetic value. 

The interior of the cottage was in a poor state of repair. Nonetheless, the form of the 
original timber framing and weatherboarding were very much evident. The form and 
function of space within each room and on each floor, would have also contributed to the 
significance of the asset. The interior elements which contribute to the building’s 
significance do so in terms of historical value and aesthetic value.

The cottages also had significance in terms of the Langstone Conservation Area. 
Langstone Conservation Area can be characterised as primarily residential, its original 
commercial raison d’etre having been surpassed. There is a strong linear form, with an 
intricate relationship between tidal water and buildings.  Unquestionably 59 - 61 
Langstone Road had a positive impact on the character of the conservation area. The 
link between the former railway and the cottages also helps to understand the historic 
development of the area.  

Following some initial concerns (regarding the height, privy block and construction 
method) the applicant’s architects have worked hard to bring forward an amended 
scheme which better reflects that of the original cottages. The height has been reduced 
(by 300mm) and whilst this is still 500mm taller than the original cottages I fully believe 
the amended plans better reflect the more squat historic proportions of the building.  
The building will also be built of a timber frame with painted feather edged timber 
boarding and clay tiles to match the previous appearance of the cottage. A privy block (to 
be used for storage) is also to be constructed on the site to reflect that of the original 
structure. Whilst this is not located in the same location as the previous structure I 
believe it adequately reflects and gives a good historic nod towards the former privy 
block.

One point of change is the position of the chimney stacks. These were important features 
on the original dwelling and are one of the only features partially left standing. However, 
it is evident that the existing chimneys cannot be saved as they have lost their structural 
integrity. In turn the applicant is proposing to situate the stacks in a slightly different 
position than was originally intended. I believe this alteration will not be readily noticeable 
once the cottage has been rebuilt. The chimneys are still contained within the roof 
slopes; the position works better for a layout as one dwelling. Twin flues are also 
proposed rather than quad flues, but again I am not of the view this will harm the 
significance of the building.

As to the guttering, this was wooden, which would be replaced with cast iron (together 
with the rainwater down pipes, which was previously cast iron), which is an acceptable 
alternative material.

Concerning the proposed windows they are of a style and appearance derived from the 
Georgian period, and therefore are appropriate, as are the Conservation style rooflights 
to the rear.

Overall, the proposals appear to be well conceived and will ensure that the building is 
rebuilt following its loss from fire. It was very regrettable losing so much of the structure 
in the fire. However, it is clear the applicant is trying to re-create the cottages as faithfully 



as possible whilst also ensuring the building is more viable for modern living standards.

To conclude the recreation of the building is both essential and correct. The scheme 
respects the importance of the heritage asset whilst providing a more viable use for the 
space. I therefore have no objection to the scheme."

7.7 A Schedule of Materials for the proposal has also been agreed with the Conservation 
Officer, which includes: 

Timber framing and painted softwood (pine)  feather edged lapped cladding to 
match original;
Clay tiles 'Keymer ' Prioy and Downs Red with 50, 50 random mix;
Natural Oak entrance door and French doors;
Windows: Natural Oak, 6 light casement windows with glazing bars to match 
windows in original cottages;
Natural Oak posted canopy with reclaimed clay tiles for the roof of the porch; and
Lime mortar would be used for the pointing to the wall at the front.

7.8   With regard to the Chichester Harbour AONB,  the minor differences in the submitted 
scheme from the original property  would be unlikely in visual terms to adversely impact 
the wider environment or have an impact  on the AONB in terms of character and its 
setting, in accordance with Policy CS12 of the HBLP (Core Strategy).  As to the 
conditions suggested by the Chichester Harbour Conservancy in respect of internal 
screen blinds in the roof lights to reduce light spillage during evenings and night time, 
there are street lights on either side of the road to the front of the site, so any additional 
light spillage caused by the roof lights would be minimal. Therefore, such a condition is 
not considered necessary or reasonable, and would be very difficult to enforce. As to 
fencing, none is proposed and as set out above, materials have been agreed with the 
Conservation Officer.

7.9 Consequently, it is considered that the proposal would have a positive impact on the 
listed building and the Conservation Area,  meeting the requirements of Policies CS11 
and CS16 of the HBLP (Core Strategy) and DM20 of the HBLP (Allocations) and the 
statutory duty set out in Sections 16, 66 and 72 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990.

(iii) Impact upon residential amenity

7.10 The proposal would replace a pair of two storey semi detached properties, with a 2 storey 
detached dwelling.  The height of the  revised scheme is proposed to increase by 0.5m 
from the original properties' height, from 7m to 7.5m.  At first floor and within the roof 
space on the north and south elevations, two  bedroom windows are proposed. To the 
rear at first floor and within the roof, six roof lights are proposed. The closest property to 
the development would be to the north, with a road in between, with a separation of over 
40 m. The  separation to the dwelling to the rear is approximately 80m, with a separation 
of over 100m to the property to the south. Due to the separation between these 
properties, the proposal would not have a material impact on the residential amenities of 
the occupiers of these neighbouring properties and would exceed the separation 
distances set out in the Havant Borough Design Guide Supplementary Planning 
Document.

7.11 Consequently, it is considered that the proposal will not appear overbearing or lead to 
overlooking and would have limited and acceptable impact on the properties 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) Public Utilities



7.12 A gas pipe line runs outside and to the north and south of the site. Southern Gas Network 
(SGN) has advised that the safety and integrity of the gas pipeline would not be affected 
by the proposal. Therefore, SGN has raised no objection to the proposal.

(v) Parking

7.13 There is an existing access to the south of the site, providing three parking spaces for this 
three bedroom dwelling, which exceeds the requirements in the Havant Borough Car 
Parking Supplementary Planning Document and Policy DM13 in the Core Strategy.

(vi) Land Contamination

7.15 The Council's Land Contamination Officer (LCO) has commented on the proposal, and 
whilst not raising an objection, has raised concerns about potential contamination of the 
land, from the historic structure itself, resulting from the preservation and maintenance of 
the exterior timber and ironwork using traditional oil-based paints. In the interests of 
public health the LCO recommends limited site investigation, which is considered 
appropriate, and conditions to this effect are recommended.

(vii) Drainage

7.16 The drainage for the proposal would feed into the existing drainage, as shown on drawing 
number 19008 - 122 0, which would be acceptable.

(viii) Archaeology

7.17 The County Archaeologist has been consulted who advised that "...due to the small scale 
of the proposed development, together with the fact that works are planned to take place 
within the footprint of the previously existing buildings (where sub-surface deposits will 
have been severely impacted), means that in my opinion it would be very unlikely for 
ground works associated with the development to expose any hitherto unrecorded 
archaeological features. I would therefore not wish to raise any archaeological issues in 
this instance". In view of this advice, a condition relating to an Archaeological Watching 
Brief is not considered to be necessary or reasonable for the development proposed.

(ix) Community Infrastructure Levy (CIL) and developer contributions

7.18 The position as regards the proposal's liability to CIL is currently under consideration, 
given the previous use of the site and the limited additional floorspace proposed 
compared to that in the original building. Members will be updated on this issue at the 
Committee meeting.

7.19 In other respects, the proposal seeks to replace what were formerly two semi-detached 
properties with a single dwelling. In this regard it would not result in any increase in the 
number of dwellings within 5.6km of the Solent SPAs, nor any increase in overnight 
accommodation which might affect water quality in the SPAs. As such the proposal would 
not result in any likely significant effects on the SPAs by reason of either recreational 
disturbance or water quality, and no mitigation measures are required.

8 Conclusion 

8.1 The proposal would result in a replacement dwelling on the site in lieu of two fire-
damaged properties. Following detailed negotiation, it is considered that the proposal 
would be an appropriate response to the current condition of the listed building. Moreover 
the development would have a positive impact on the Langstone Conservation Area and 



would not be harmful to the AONB or residential amenity.  In highways and parking 
terms the proposal is acceptable, and matters raised by consultees can be appropriately 
addressed by conditions and/or informatives. Therefore, the proposal is considered to be 
appropriate and recommended for approval.

9 RECOMMENDATION:

That the Head of Planning be authorised to GRANT PERMISSION for application 
APP/19/00837 subject to the following 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:

Design, Access & Heritage Report: Phase V November 2019
Schedule of Materials - November 2019
Location & Block Plans: Drawing No.  19008 - 101 0
Site Analysis - Drawing No.  19008 - 102 0
Site Plan: Prior to Fire Damage - 19008 - 103 0 
Ground Floor Plan: Prior to Fire Damage - Drawing No. 19008 - 205 0
First Floor Plan: Prior to Fire Damage - Drawing No, 19008 - 206 0
Second Floor Plan: Prior to Fire Damage - Drawing No, 19008 - 207 0
Ground Floor Plan: Post Fire Damage - Drawing No, 19008 - 215 0
Elevations: Prior to Fire Damage - Drawing No.  19008 - 305 0
Street Elevation Prior to Fire Damage -Drawing No. 19008 - 306 0
Privy Elevations: Post Fire Damage - Drawing No. 19008 - 315 0
Privy Elevations: Post Fire Damage - Drawing No. 19008 - 316 0
South Internal Elevation - Post Fire Damage - Drawing No. 19008 - 615 0
East Internal Elevation - Post Fire Damage - Drawing No. 19008 - 616 0
South West Sketch: Proposed - Drawing No. 19008 - 527 0
Site Plan: Proposed - Drawing No. 19008 - 120 D
Site Plan: Foul Drainage - Drawing No. 19008 - 122 0
Ground Floor Proposed Plan - Drawing No. 19008 - 425 0
First Floor Proposed Plan - Drawing No. 19008 - 426 0
Second Floor Proposed Plan - Drawing No. 19008 - 427 0
Street Elevation - Drawing No. 19008 - 526 B
Proposed Elevations - Drawing No. 19008 - 525 B
Proposed Privy Style Store Elevations - Drawing No. 19008 528 A
Boarded Entrance Doors - Drawing No. 19008 - 621 0
Door - Drawing No. 19008 - 622 0
Proposed Window W.01 -  Drawing No. 19008 - 623 0
Proposed Window W.10 -  Drawing No. 19008 - 624 0
Proposed Window  W12-  Drawing No. 19008 - 625 0
Proposed Window W.14 -  Drawing No. 19008 - 626 0
Conservation Roof Window - Drawing No. 19008 - 623 0
Construction Management Plan - Drawing No. 19008 - 121 A
Method Statement

Reason: - To ensure provision of a satisfactory development.



3 Prior to the occupation of any relevant part of the development hereby 
approved, an assessment of the nature and extent of contamination at the 
site shall be submitted to and approved in writing by the Local Planning 
Authority.

The assessment shall be undertaken by competent persons, and may 
comprise separate reports as appropriate. Unless specifically excluded in 
writing by the Local Planning Authority the assessment(s) shall include; 

1) Site investigation appropriate to both the previous and 
approved use of the site, to provide sufficient data and 
information to adequately identify and characterise any 
physical contamination on or affecting the site, and to inform 
an appropriate assessment of the risks to future occupants.

2) The results of an appropriate risk assessment based upon 
(1), and where unacceptable risks are identified-, a 
Remediation Strategy that includes;

 appropriately considered remedial objectives,
 an appraisal of remedial and/or risk mitigation 

options, having due regard to sustainability, and;
 clearly defined proposals for mitigation of the 

identified risks.

3) A verification plan outlining the evidence that will need to be 
collected to demonstrate that the works set out any 
Remediation Strategy required under (2) have been 
completed and that the remedial objectives have been met. 

All elements shall be adhered to unless agreed in writing by the Local 
Planning Authority
Reason: Having due regard to policies DM10 of the Havant Borough Adopted 
Core Strategy [2011] and DM17 of the Havant Borough Local Plan 
(Allocations) [2014], Contamination may be present at the site as a result of 
both previous land uses (&/or activities) that could pose a risk to future 
residential occupants.

4 Prior to the occupation of any relevant part of the permitted development, any 
verification report required in accordance with Condition 3 shall be submitted to 
and approved in writing by the Local Planning Authority. The report shall include 
results of sampling and monitoring carried out in accordance with the approved 
verification plan, and must demonstrate that site remediation criteria have been 
met. 
Reason: Having due regard to policies DM10 of the Havant Borough Adopted 
Core Strategy [2011] and DM17 of the Havant Borough Local Plan 
(Allocations) [2014], Contamination may be present at the site as a result of 
both previous and current land uses (and/or activities) that could pose a risk 
to future site occupiers.

5 The car parking  and other vehicular access arrangements shown on the 
approved plans to serve the development hereby permitted shall be made fully 
available for use prior to the development being first brought into use and shall 
be retained thereafter for their intended purpose.
Reason: In the interests of highway safety and having due regard to policy 
DM13 of the Havant Borough Local Plan (Core Strategy) 2011 and the 
National Planning Policy Framework.



6 The foul and surface drainage shall be undertaken in accordance with approved 
drawing number 19008 - 122 0, unless agreed otherwise in writing by the Local 
Planning Authority. The development hereby permitted shall not be brought into 
use prior to the completion of all the  drainage provision  in full accordance 
with approved drawing number 200C.
Reason: To safeguard the amenities of the locality and ensure that all such 
drainage provision is constructed to an appropriate standard and quality and 
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.

7 Prior to occupation of the development permitted a soft landscaping scheme for 
the hardsurfaced area to the south of the site shall be submitted to and approved 
in writing by the Local Planning Authority.  The scheme shall specify the 
proposed finished ground levels in relation to the existing levels, the distribution 
and species of ground cover to be planted, the positions, species and planting 
sizes of the trees and shrubs to be planted and/or retained, and timing provisions 
for completion of the implementation of all such landscaping works.
The implementation of all such approved landscaping shall be completed in full 
accordance with such approved timing provisions.  Any tree or shrub planted 
or retained as part of such approved landscaping scheme which dies or is 
otherwise removed within the first 5 years shall be replaced with another of the 
same species and size in the same position during the first available planting 
season.
Reason:  To ensure the appearance of the development is satisfactory and 
having due regard to policies CS11, CS12, CS16, DM8 and DM9 of the Havant 
Borough Local Plan (Core Strategy) 2011 and the National Planning Policy 
Framework.

Appendices:

(A) Location Plan
(B) Proposed Site Plan
(C) Proposed Elevations
(D) Street Elevation
(E) Proposed Privy Style Store Elevations


