APPLICATION FOR FULL PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/08128

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Sunbeam, 99 Broad Street, Beechingstoke, Pewsey, SN9 6HW

	DEVELOPMENT DESCRIPTION:
	Erection of a wooden log cabin and change of use to art workshop providing tuition.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a wooden log cabin and change of use to art workshop providing tuition.

SITE DESCRIPTION/CONTEXT

The application relates to Sunbeam, 99 Broad Street in Beechingstoke, Pewsey. It is a two-storey, semi-detached house located on a residential street.

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

· Located within the North Wessex Downs National Landscape.
· Flood Zone 1.

PLANNING HISTORY

14/06239/FUL – Demolition of existing outbuilding and construction of single storey rear extension. Approved with Conditions 8th August 2014.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 18: Spatial Strategy for the Pewsey Community Area
· Core Policy 34: Additional Employment Land
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Beechingstoke Parish Council: 

“Beechingstoke Parish Council notes that this application is for retrospective permission.

Overall, the Parish Council considers that the building is unobtrusive but requests that Planning Officers review its proximity to a pre-existing neighbouring oil tank and advise the applicants and the neighbour how to mitigate concerns relating to current legal requirements for siting oil tanks.

Whilst the Parish Council is keen to support local business, current efforts by the Parish Council to address speeding issues on this stretch of road must be borne in mind when considering the quantity of customer vehicles which may be permitted to be present at this location at any one time. The Parish Council notes that a collision, resulting in police attendance, took place at this precise location, within the last eighteen months. With three parking spaces available at the property, the Parish Council would hope that the applicants have made alternative parking arrangements for their own vehicle(s) during workshop sessions, or that they may be amenable to reconsidering the class sizes in order to ensure vehicle overspill on to the road is avoided.”

Highways: No objections.

REPRESENTATIONS

Two comments received in objection.

Summary of responses:
· Concern regarding proximity to oil tank at neighbouring property.
· Concern regarding access to maintain neighbouring properties wall.
· Concern regarding parking.
· Concern regarding the use of the building for the provision of workshops provided to the general public.

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. 

Principle of development

The principle of the addition of an ancillary residential outbuilding within the curtilage of a dwellinghouse is considered acceptable. Since it would be located ahead of the principal elevation it would not be considered permitted development but would be eligible for planning permission which is being sought under this application.

However, the outbuilding is also proposed to be used by a resident of the main dwelling as an art studio/workshop whereby a maximum of 4 students would attend for up to 5 and a half hours tuition. Up to 2 workshops would be carried out monthly January – October with November and December seeing up to 5 workshops a month. The workshops would be run between the hours of 10:30hrs and 14:30 hrs, with certain students occasionally requiring slightly longer, up to 16:00 hrs to complete their work. The only visitors to the studio/workshop outside of the workshop hours would be students picking up their completed works for a short period of time.

Together, CP1 and CP2 ensure that new development is strategically located, sustainable, and supports the character and function of Wiltshire’s communities. The site is located in the open countryside, but it is considered that given the small nature of the workshop element, which can be conditioned to control the operating hours and number of attendees, its use for the proposed purpose would be considered acceptable. However, any further intensification of the use would require further approval. 

While the principle of development is acceptable, this is still subject to a full assessment of the technical details against the relevant development plan policies.

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.

As the application is retrospective the case officer has had the opportunity to view the proposed development as built on site. The outbuilding is of a traditional design, comprising a single storey structure with a hip-to-gable style roof, consisting of painted timber throughout. The scale of the proposed outbuilding can be comfortably accommodated within the site and due to its setting back from the public highway behind an existing garage, only glimpses of the outbuilding are possible from the street.

The proposal does not have a significant visual impact upon the street scene and appears as a traditional, typical addition of a scale which can be comfortably accommodated within the garden space. The proposal is therefore considered acceptable on visual amenity grounds.

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 outbuilding is single storey and while it is sited relatively close to the neighbouring property’s garage, it is not located within proximity to the house itself. There is therefore no risk of any adverse overlooking, overshadowing, or overbearing impact arising as a result of the proposed plans.

The proposed use as an art studio offering small workshop classes may generate a small amount of additional noise at the site, but this would be a modest amount given the small class sizes and the noise generated would be limited to sociable hours.

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

Highways Impact

Core Policy 57 (xiv) of the Wiltshire Core Strategy seeks to ensure that development must meet the requirements of Core Policy 61. This policy requires proposals to be capable of being served by safe access to the highway network. Core Policy 64 seeks to ensure compliance with parking standards set out in the Local Transport Plan.

The National Planning Policy Framework (NPPF), particularly Paragraph 115 and 116, requires that development proposals do not have an unacceptable impact on highway safety and that safe and suitable access to the site can be achieved for all users.

Concerns have been raised by multiple neighbouring residents regarding parking provision on site and the additional parking requirement generated by the use of the outbuilding for workshops. The applicant has outlined that the workshops would be limited to a maximum of four visitors with parking on the driveway available for up to three visiting vehicles. It is anticipated that the majority of attendees with share transport so the workshops are unlikely to require any parking beyond what can be accommodated on site. The feasibility of parking for four cars has been questioned by a neighbouring resident who sees three spaces as more realistic.

Wiltshire Councils Highways Department has been consulted on the application and have responded with no objections. They agree with the neighbouring resident that four parking spaces would be somewhat unrealistic and parking for three vehicles would be a more accurate representation of the parking provision on site. However, the operation of the business is small scale so the times where there may be a requirement for parking on the carriageway would be minimal.

The proposed development would not result in any adverse impact on highway safety. Adequate parking and turning provision is provided in accordance with Wiltshire’s adopted parking standards, and access arrangements are acceptable.

The proposal is therefore considered to comply with Core Policies 57 (xiv), 61 and 64 of the Wiltshire Core Strategy, the NPPF, and the Wiltshire Local Transport Plan.

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 proposed works comprise an outbuilding located within the established residential curtilage of a residential dwelling in an urbanised area. As there would be no encroachment into the open countryside, no harm would be caused to the special qualities of the National Landscape.

The proposal, by virtue of its 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 

The proposal would impact less than 25 square metres of habitat space and would therefore comply with the de minimus exemption from the biodiversity net gain requirements as set out in Regulation 4 of the Biodiversity Gain Requirements (Exemptions) Regulations 2024.

The proposal is therefore considered 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.

Other matters

Concerns have been raised by a neighbouring resident and the parish council regarding the proximity of the outbuilding to an oil tank. This is a building control matter and is not a material consideration in the determination of the planning application. 

Concern has also been raised regarding the blocking of access for maintenance of the neighbour’s wall by the proposed outbuilding. There appears to be adequate space for accessing the wall if required so this is not viewed to be grounds for refusal.

CONCLUSION

The proposed development is considered to be acceptable in terms of its use, 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.
