APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09034

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	17 Manor Farm, The Street, Chirton, Wiltshire SN10 3QS

	DEVELOPMENT DESCRIPTION:
	Retrospective erection of green house and engineering operations to construct a new gravel terrace area; including new brick walls and steps, with slate.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

This application seeks retrospective planning permission for the construction of a greenhouse, adjacent to the southern elevation of a brick barn to the north-west of the house.  It further includes engineering operations to build a terraced, patio area adjacent to the western rear elevation of the dwellinghouse. 


SITE DESCRIPTION/CONTEXT

The application property relates to a two-storey, U-shaped, detached, brick built dwelling, under tiled roofs, with a gravelled driveway to the front, eastern elevation with the street and a further access with hardstanding in a courtyard arrangement in front of the northern elevation of the property.  The private amenity space is located to the western rear and southern side of the dwelling. 

The application site is subject to the following planning policy constraints:

· Grade II listed building; Conservation Area; in the North Wessex Downs National Landscape; and the Hampshire River Avon Catchment.

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/85/1125 - Full planning permission Decision - Refused Date: 20/2/1986 – Four detached houses, garages and access road

	K/86/0598 - Full planning permission Decision - Approve with Conditions Date: 7/8/1986 – 3 detached houses and one bungalow, garages and access road

	K/15593/L – Internal and external to convert existing stable to dwelling – Approved with conditions - 10/4/1990

	K/14034 – Conversion of farm buildings to house with attached workshop for light industrial use – Approved with conditions – 29/08/1989.

	E/09/1169/CAC – Demolition of coal shed and open fronted shed, retention of back wall – Approved with conditions.

	14/10460/LBC & 14/10413/FUL - Alterations and refurbishment of existing farmhouse and detached garage – Approved with conditions Date: 15/01/2015.

	14/10413/FUL & 14/10460/LBC - Full planning permission Decision - Approve with Conditions Date: 15/1/2015 – Alterations and refurbishment of existing farmhouse and detached garage.

	16/08431/LBC - Listed building consent Decision - Approve with Conditions Date: 26/10/2016 – Repairs and restoration of existing Listed Barn

	20/07639/LBC - Listed building consent Decision - Approve with Conditions Date: 12/1/2021 – Retention of timber casement windows

	PL/2022/06448 & PL/2022/06860 – Conversion of part of Owls Barn to provide additional residential accommodation to be used in conjunction with the main house; associated works including replacement windows to existing barn and replacement means of enclosure – Approved with conditions - 22/11/2022 

	PL/2022/06860 - Listed building consent (Alt/Ext) Decision - Approve with Conditions Date: 22/11/2022 – Conversion of part of Owls Barn to provide additional residential accommodation to be used in conjunction with the main house; associated works including replacement windows to existing barn and replacement means of enclosure.

	PL/2024/05971 – Erection of detached cart shed, following removal of existing garage – Refused – 13.09.2024.

	PL/2024/07750 - Approval of details reserved by a condition Decision - Approve Date: 16/10/2024 – Discharge of conditions 3, 4, 5, 6, 7 and 9 of PL/2024/03709

	PL/2025/05178 - Householder planning permission Decision - Approve with Conditions Date: 2/11/2023 – Erection of detached car port, following removal of existing.  Installation of 2 no. air source heat pumps.

	PL/2025/05865 - Full planning permission – Erection of 1 no. detached dwelling, conversion of existing barn into single dwelling, and sub-division & extension of 'Owls Barn' to create two separate dwellings; with associated parking, turning, landscaping, private amenity space & access arrangements

	PL/2025/06037 - Listed building consent (Alt/Ext) – Erection of 1 no. detached dwelling, conversion of existing barn into single dwelling, and sub-division & extension of 'Owls Barn' to create two separate dwellings; with associated parking, turning, landscaping, private amenity space & access arrangements

	PL/2025/05178 – Erection of detached car port following removal of existing.  Installation of 2no. air source heat pumps – Under consultation. 

	PL/2025/07481 – Retrospective application for the Installation of 2 no. air source heat pumps – Under consultation. 

	PL/2025/09035 – Retrospective replacement front boundary wall and new gravel driveway – Under consultation.




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· Core Policy 58: Ensuring the Conservation of the Historic Environment 


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

[bookmark: _Hlk198304422]Chirton Parish Council: No comments received. 


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; and the setting of the heritage assets

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.

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 66 requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

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.

Manor Farmhouse is a Grade II listed building and forms a farmstead grouping with its Grade II listed barn and Grade II listed cow sheds and stables enclosing the courtyard to the north of the main dwellinghouse.  The cow shed and stables have been converted to residential use.  The front boundary wall of the site, with the village road, is a curtilage listed structure. 

The retrospective development is located to the rear of the dwellinghouse and barns.  The northern rear elevation of the greenhouse is attached to the blockwork wall of a modern barn, which forms its rear elevation.  This barn abuts the adjacent listed barns and stables, but a small gap separates it from these buildings.  Therefore, the assessment relates to the impact of the greenhouse upon the setting of the listed buildings. 

The greenhouse is a traditional design, with a low-level brickwork plinth to all three elevations. This brickwork matches existing barns on site and the dwellinghouse.  The walls and roof of this development comprise metal framework with glazing.  There are four opening rooflights in the southern roofslope and one in the western roofslope.  The steeply pitched roof and traditional materials are typical for a historic glasshouse appearance.  Therefore, this building is considered to be acceptable in terms of its design. 

The three tier terrace comprising gravelled hardstandings, enclosed with planting areas and red brick retaining walls, with stone copings on top, together with the construction of steps, also constructed in matching red brick, finished with slate to the treads; are considered to be acceptable in their form, proportions and overall height. 

The retrospective development, by virtue of their scale, design, and use of materials, are considered to preserve the character and appearance of the conservation area and the setting of the listed buildings.  They would not result in harm to the significance of any heritage assets, and there are no objections on conservation grounds.  

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of the NPPF.

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.

As the development has already been carried out, it is not necessary to input the implementation condition on the decision notice.  The materials are annotated on the submitted plans; therefore, no conditions are required in relation to this.

Impact upon areas of archaeological significance:

The Farmhouse and barn at the site are identified as being in areas of archaeological significance.  As the development has already been carried out, the ground and any areas of archaeological finds, have already been disturbed.  Furthermore, in relation to the new greenhouse, it is understood from the applicant, that it replaced a former one, which was removed prior to the submission of this application.  This would have resulted in prior ground disturbance before the construction of this greenhouse.   In view of the above, no further action is required in relation archaeology. 

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 retrospectively built greenhouse and terracing are built within a substantially sized rear garden, covering an area of approximately 0.7 acres, both of which are built in the recess between the rear elevation of the main house and the barns to its northern side.  Therefore, due to their positions within a much wider garden, which extends to the south of the house, in addition to the west, the neighbouring properties adjoining the eastern and southern boundaries of the property, would remain unaffected by the development, due to the sufficient separating distances between them.  It is noted that no neighbour comments have been received. 

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

National Landscape 

Core Policy 51 of the Wiltshire Core Strategy requires all development to protect, conserve, and where possible enhance the character and quality of Wiltshire’s landscapes, giving particular weight to designated areas such as National Landscapes.

The National Planning Policy Framework (NPPF), in Paragraph 176, states that “great weight” should be given to conserving and enhancing landscape and scenic beauty in National Landscapes (formerly Areas of Outstanding Natural Beauty). Development within or affecting the setting of a National Landscape must demonstrate that it will not result in unacceptable harm to the special qualities of that area.

The property is located within the built form of the village of Chirton, which is identified in the WCS as a Small Village, without a settlement boundary.  Therefore, it is located in the open countryside.  It is also within the National Landscape.  As such the development is well contained the application property, which is seen within the built form of the village.  Therefore, the elements built will not cause any visual intrusion into the open countryside or cause any harm to visual amenity. 

The proposals by virtue of their scale, siting, and design, would not harm the special qualities or scenic character of the North Wessex Downs National Landscape. 

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy and Paragraph 176 of the NPPF in conserving and enhancing the National Landscape.

[bookmark: _Hlk211330780]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.
