APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

APPLICATION REFERENCE: PL/2025/08926
APPLICATION TYPE: Householder planning permission
SITE ADDRESS: Cleveland Villa, High Road, Ashton Keynes,

Swindon, SN6 6NX
DEVELOPMENT DESCRIPTION: | Single Storey Rear Extension
RECOMMENDATION: That Planning Permission be GRANTED

PROPOSAL

The proposal seeks planning permission for the erect of a single storey extension to the rear
of the property approximately 3.6m deep by 5m wide. Plans show the extension with a flat roof
with white UPvC fenestration, roughcast render and a lantern roof light.

SITE DESCRIPTION/CONTEXT

The dwelling is a substantial rendered modern property with a linked garage with room over.
The site is located within the defined settlement boundary for Ashton Keynes, identified by the
Wiltshire Core Strategy as a Large Village. With regard to policy constraints, the site is located
within the Ashton Keynes Conservation Area. The rear garden of the property lies within flood
zone 2.

RELEVANT PLANNING HISTORY

None.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strateqy:

e Core Policy 57 Ensuring High Quality Design and Place Shaping
e Core Policy 58: Ensuring the Conservation of the Historic Environment
e Core Policy 67: Flood Risk

Ashton Keynes Neighbourhood Plan Made 2017

Policy HCP1 — Local Character

Wiltshire Design Guide: Appendix D — Design Guidance for Householder extensions

The National Planning Policy Framework (NPPF)

The Planning Practice Guidance




National Design Guide
CONSULTATION RESPONSES

Parish/Town Council: No objection

REPRESENTATIONS

No comments were received.

ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be
made under the planning Acts, the determination must be made in accordance with the plan
unless material considerations indicate otherwise.”

In accordance with this statutory requirement, this application has been assessed against the
relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy

(2015) and, where applicable, any made Neighbourhood Plans.

Design and Impact upon the character and context of the area

Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core
Strategy seeks to ensure that all new development is of high design quality, reflecting local
context, character, and distinctiveness.

Policy HCP1 of the Ashton Keynes neighbourhood plan requires development to use styles,
proportions, materials and finishes to be in harmony with their surroundings. Appendix D of
the Wiltshire Design Guide advises that a well-designed extension respects the original
building and the neighbouring properties by being subservient, supporting additions and by
seeking to fit into the general street scene.

In this instance the proposed extension is tucked to the rear of the property and is of materials
to match the existing. The size and scale are relatively modest and is considered to be in
keeping with the existing dwelling.

Having regard to the above, the proposal complies with the design principles set out in Core
Policy 57 of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide.

Amenity

Point vii of Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire
Core Strategy seeks to ensure that developments do not adversely affect neighbouring
properties.



The National Planning Policy Framework (NPPF), particularly Paragraph 135(f), stresses that
planning decisions should ensure developments provide a high standard of amenity for
existing and future users.

The proposed development has been assessed in terms of its potential impact on the
residential amenity of neighbouring properties, with particular regard to loss of light,
overshadowing, loss of privacy, and overbearing effects.

The proposed addition is single storey and is no closer to the neighbouring property than the
existing dwelling. The proposal therefore accords with Core Policy 57 point vii in respect of

safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

Heritage Impact

From the point of view of the historic environment the main statutory tests are set out within
the Planning (Listed Building and Conservation Areas) Act 1990.

Section 72(1) of the Act requires the Council to pay special attention to the desirability of
preserving or enhancing the character or appearance of designated Conservation Areas.

The Council’'s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic
environment’ requires that designated and non-designated heritage assets and their settings
will be conserved, and where appropriate enhanced, in a manner appropriate to their
significance and encourages proposals which improve the condition of heritage assets at risk.

The Council’'s Core Strategy CP 57: Ensuring high quality design requires a high quality of
design in all new developments. The policy requires applicants to “demonstrate how the
proposal will make a positive contribution to the character of Wiltshire through (amongst other
things) responding to the value of the natural and historic environment and being sympathetic
to and conserving historic buildings and landscapes. Development is required to respond
positively to the existing in terms of building layouts, built form, height, mass, scale, building
line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate
the building into its setting.

The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and
enhancing the historic environment' sets out the Government's high-level policies concerning
heritage and sustainable development.

The conservation area by virtue of its designation is significant in heritage terms and this
significance is likely to arise from its aesthetic (fortuitous) value and historical (illustrative)
value.

In this instance the extension is to a modern dwelling of materials to match. The proposal, by
virtue of its scale, design, and use of materials, is considered to preserve the conservation
area. It would not result in harm to the significance of any heritage assets.



The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core
Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990,
as well as the relevant provisions of the NPPF.

Drainage and Flood Risk

Core Policy 67 of the Wiltshire Core Strategy and paragraph 181 of the NPPF requires that all
new development avoids increasing flood risk on-site or elsewhere and, where appropriate,
incorporates sustainable drainage measures. Development must also comply with national
policy on flood risk management and drainage design. Paragraph 176 (via footnote 62) of the
NPPF states that householder development should not be subject to the sequential test, nor
the exception test.

The rear garden of the property falls into Flood Risk Zone 2. The front garden abuts the
Thames which is culverted but has no defenses in this location.

The applicant is advised that development should comply with Part H of Building Regulations.
Drainage and waste disposal: Approved Document H - GOV.UK

The proposal therefore complies with Core Policy 67 of the Wiltshire Core Strategy and the
policy in the NPPF, ensuring that flood risk is not increased and that surface water drainage
is appropriately managed.

Biodiversity Net Gain

Householder planning applications are exempt from the requirement to deliver Biodiversity
Net Gain under Schedule 7A, Section 4(2)(a) of the Town and Country Planning Act 1990, as
inserted by the Environment Act 2021.

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, scale, and
relationship with the surrounding area. It would not result in any unacceptable harm to the
character of the locality, the amenities of neighbouring occupiers, or the interests of highway
safety, heritage, or ecology.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core
Strategy, the Wiltshire Local Plan, and the National Planning Policy Framework. As such, the

application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION: That Planning Permission be GRANTED subject to conditions.

Conditions


https://www.gov.uk/government/publications/drainage-and-waste-disposal-approved-document-h

1)The development hereby permitted shall be begun before the expiration of three years from
the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act
1990 as amended by the Planning and Compulsory Purchase Act 2004.

2)The development hereby permitted shall be carried out in accordance with the following
approved plans and documents:

1355_01

1355_02

1355_03

1355_04

Received 10.11.25

REASON: For the avoidance of doubt and in the interests of proper planning.



