APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09306

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Keepers Cottage, 1, Durley, Marlborough, SN8 3AZ

	DEVELOPMENT DESCRIPTION:
	Demolition of existing library outbuilding. Erection of replacement single-storey extension and formation of basement.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the demolition of an existing library outbuilding and the erection of a single-storey extension and formation of basement.

SITE DESCRIPTION/CONTEXT

The application relates to Keepers Cottage, 1 Durley in Marlborough. It is a two-storey, detached house set within a large, secluded plot in a rural location. It is an attractive property which holds some heritage value, although due to the large nature of the plot it is not particularly visible upon any street scene. The site is located within proximity to the Grade II listed Granary in Savernake Forest West of Durley (List Entry Number: 1364595), and the Grade II listed Durley Gate House (List Entry Number: 1035908).

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

· Washed over by the North Wessex Downs National Landscape
· Set within proximity to two listed buildings.
· Flood Zone 1
· Located in the open countryside

PLANNING HISTORY

K/34653 - Enlargement of existing single storey extension and addition of nine dormer windows to roof and conversion of stable to library as part of Keepers Cottage. Approved with Conditions 29th August 1997.

K/51343/F – Single storey extension. Approved with Conditions 14th January 2005.

E/11/0272/FUL - Construction of tennis court. Approved with Conditions 6th April 2011.

E/11/0749/FUL - New extension to existing single storey L shaped stable block to form U shaped stable block. Approved with Conditions 15th July 2011.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

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]Burbage Parish Council: No response received at the time of writing.

Ecology: no objection subject to condition.

Archaeology: No objections.

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.

An existing library outbuilding which is currently in a state of disrepair is located immediately to the northwest of the property and is proposed for demolition. The proposed extension would comprise the footprint of the existing library building, a side extension on the north side of the property and the space between, forming an L-shaped building. It would be single storey throughout, although it would be relatively tall due to the steep pitch of the roof. A basement is also included as part of the proposal; this would have little visual impact besides one basement window in the north elevation and the construction of a retaining wall around it. Despite the extension’s relatively tall height for a single storey extension, it would retain a lower ridge height than the main body of the dwellinghouse and would not see the footprint of the existing buildings increased by a significant amount so it would retain a subservient appearance to the main dwellinghouse.

The side extension would have a hip-to-gable style roof, and the rear extension would also have a separate hip-to-gable style roof running parallel, with the link section having a double-ridged roof with a small section of flat roof in the centre. The design of the roof retains a traditional appearance which is in keeping with that of the existing property. The northern gable end of the side extension element would contain timber joinery within the brickwork to mimic that found on the existing northern gable end and would have a decorative timber fascia to match existing. The rear element of the extension would have a less ornate fascia, but it would still consist of a traditional design which would complement the existing property. The window headers are proposed to consist of either decorative stone or gauged brickwork which would offer high-quality ornate detailing which would contribute positive to the appearance of the extension. A relatively tall chimney of a similar design to those found on the existing property is also proposed on the western end of the extension; this also contributes to the traditional appearance of the extension.

Within the east elevation of the side extension a timber hip-to-gable style porch is proposed to contain a new entrance door with two windows spaced evenly on either side; this elevation appears well-proportioned and traditional, contributing positively to the principal elevation as  a whole. All other openings on the extension are well-placed and well-proportioned, generally being placed centrally/symmetrically within their respective elevations.

The external walling is proposed as brickwork to match existing; the roofing would consist of clay tile to match existing, the windows would be timber sash, and the doors would be glazed timber. The proposed material pallet would be high-quality and would match the existing property throughout.

Overall, the proposed extension comprises a subservient addition to the property which offers a high standard of design throughout which reflects and respects the architectural style of the existing property, with a material pallet entirely proposed to match existing. 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. 

Due to the secluded nature of the property, and the extension being sited on the western side of the property where there are no nearby neighbouring residents in any direction, there is no risk of any overlooking, overshadowing, or overbearing impact arising as a result if the proposed works.

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.

There are no alterations proposed to the access, parking arrangements, or number of bedrooms on site. There are therefore no concerns raised regarding highways impacts.

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.

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 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.

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 site is located within proximity to the Grade II listed Granary in Savernake Forest West of Durley (List Entry Number: 1364595), and the Grade II listed Durley Gate House (List Entry Number:  1035908).

There is a separation distance of approximately 190 metres between the host dwelling and Durley Gate House, with several properties in the intermediary area. The proposed works would therefore have no material impact upon its setting. There is also a separation distance of circa 170 metres between the host dwelling and the Granary in Savernake Forest; while there are no properties in the intervening space, there is a good amount of screening between the two properties due to mature foliage on the western boundary of the host dwelling and even if views were possible, the extension would be viewed against the existing house whereby it would have no material impact upon the listed building’s setting. As discussed in the previous visual amenity section, the proposed works are of a high standard which would be entirely in-keeping with the architectural style and material pallet of the existing property.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the setting of the nearby listed buildings. 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 Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of the NPPF.

Ecology Impact

Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The proposal has been submitted with a preliminary ecological appraisal bat risk assessment. The Preliminary Ecological Appraisal found that the building holds negligible potential for roosting bats due to a lack of potential bat exit/entry points and lack of signs of bats internally/externally. The proposed replacement extension would not require the removal of vegetation considered to be functionally important for bat foraging or commuting. No new lighting has been proposed as part of the development and in the absence of such, together with retention of all vegetation, it is very likely that the functionality of the habitats within the site and their availability to bats will not be adversely affected. A number of trees the periphery of the surveyed area has been assessed as having potential roosting features for bats. Under the current proposals, no such trees are scheduled for removal. Should plans change and any of these trees require removal, further surveys will be required, and the mitigation measures would need to be revised accordingly.

Where possible, vegetation removal should be scheduled outside the bird breeding season (1st March–31st August) to avoid potential disturbance. If removal during this period is unavoidable, a pre-works nesting bird inspection must be conducted no more than two weeks before vegetation clearance begins. The applicant is advised to check any structure or vegetation capable of supporting breeding birds and delay removing or altering such features until after young birds have fledged. Damage to extensive areas that could contain nests/breeding birds should be undertaken outside the breeding season.

Any new lighting should be for the purposes for safe access and security and be in accordance with the appropriate Environmental Zone standards set out by the Institute of Lighting Engineers in their publication GN01:2021, ‘Guidance for the Reduction of Obtrusive Light’ (ILP, 2021), and Guidance note GN08/23 “Bats and artificial lighting at night”, issued by the Bat Conservation Trust and Institution of Lighting Professionals.

Wiltshire council’s Ecology Department has been consulted on the application, and they have responded with no objection’s subject conditions. One of the conditions would be a compliance condition to ensure the development is carried out in accordance with the details outlined in the ecological appraisal in the interest of protecting biodiversity, the second condition requires the submission and approval of details of the number, design and locations of opportunities for bats and birds, and the third requested condition relates to the restriction of outdoor lighting in the interest of protecting bats. An informative has also been suggested alerting the applicant’s attention to the legal duties separate to this planning permission pertaining to protected species. All three conditions and the informative will be included as part of the approval.

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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 would be limited to an extension to an existing property within its established residential curtilage. As there would be no encroachment into the open countryside, there is no risk of any harm 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 

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.

Pre-commencement Condition Agreement 

This recommendation includes a pre-commencement planning condition relating to the submission and approval of bat and bird box details. In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the applicant/agent of the proposed condition and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 02/02/2025.

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.

