APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/08090

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Rose Cottage, Stanton St Bernard, Marlborough, SN8 4LP

	DEVELOPMENT DESCRIPTION:
	Proposed single storey rear extension.

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The original proposals sought planning permission for a single storey rear extension, under a flat roof, with a roof lantern.  It provided a shower room and dining room extension, adjacent to the rear elevation of modern, tiled, pitched roof extension.  

During the application, it was brought to the applicant’s attention by the neighbour, that the land on which the rear extension was proposed, was owned by the neighbour. 

The plans have subsequently been revised, with the red line changed, and the proposed single storey extension re-sited, adjacent to the western, side gable end of the modern, painted brick and tile, 1.5 storey extension. 

The revised drawings formed part of a 21-day re-consultation period and the restart of the 8-week clock. 


SITE DESCRIPTION/CONTEXT

The application site relates to a detached, two-storey, thatched dwelling, with an adjacent 1.5 storey, white painted brick and tile extension, with rooflights in the northern and southern roofslopes.  

Forward of the principal elevation of the dwelling, is a gravelled driveway, enclosed with tall, solid timber, double leaf gates.  

A low-level render, with stone copings, retaining wall separates the main, elevated private amenity space to the northern front of the house, with a much smaller strip of garden, enclosed with timber post and rail fencing above, along the western side boundary of the site.  The wall continues along the rear site boundary, including sets of steps. 

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

· North Wessex Downs National Landscape; Hampshire River Avon Catchment, Non-designated heritage asset; and setting of listed buildings.

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2023/01630 - Replacement of existing single storey extension to front facade, extension of 2-storey side extension with replacement roof, dormer window and in-roof photovoltaic panels, together with internal layout alterations external landscaping, replacement garden shed, relocation of oil tank and provision of new external oil-fired boiler. (approved).




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 

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]Stantion St Bernard Parish Council: Support.

Stantion St Bernard Parish Council second comments: No objections.

Conservation Officer: Holding Objection.

Conservation Officer second comments: No objections.


REPRESENTATIONS

Third party representations have been received from both the occupiers of Sarsens, located to the rear of the site and Greywethers, situated to the north-west, front of the site.  Sarsens have raised the following concerns:

“It has recently come to light that the above application to build a one storey extension would, if granted, be built on land that has historically belonged to Sarsens, Stanton St Bernard, SN84LP. We have photographic evidence of this boundary going back at least 57 years, and maybe even longer. We also have the OS Land Registry Data from 1968, which shows a similar boundary. I note that OS Land registry data is only general”.  

The occupier of Greywethers comments:

“I live directly opposite Rose Cottage and wholeheartedly support the application. It's wonderful that the owners are investing in the property to make it more suitable for a family”.

To see the comments in full, please visit the electronic planning file. 


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.

The single storey side extension will be a constructed from white painted brickwork walls to match the modern extension to which it will be attached to.  The flat roof will be built from a single ply membrane.  Black uPVC deep rainwater goods, with soffits and fascia’s are proposed.  

The window frames will be constructed from timber, with a painted finish in white and with double glazed units. The proposal will introduce a modest, sympathetically designed addition, which due to its siting, single storey, flat roof design will be subordinate to the existing dwellinghouse.  Therefore, it will not cause any harm to the character and appearance of the area. 

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 proposal, due to its siting and single storey design, will be built up to the western side boundary of the site, with the countryside beyond.  Therefore, the proposal will have not adversely impact upon neighbour amenity in terms of causing any overshadowing; loss of light; or having an overbearing impact. 

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 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 NPPF outlines government policy, including its policy in respect of the historic environment. Section 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. Paragraphs 214-216 of the NPPF require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved. Paragraph 210 requires local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and of new development making a positive contribution to local character and distinctiveness.

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 Council’s Conservation Officer has provided the following comments:

“Assessment: This is my second consultation response and follows on from amended drawings being submitted”.

“The property is a detached thatched cottage positioned gable on to The Street. The property is considered a Non-Designated Heritage Asset in NPPF terms and makes a positive contribution to the character and appearance of the village. The property affects the setting of numerous listed buildings in the immediate locality”.

“The proposal seeks a flat roof extension in order to create a shower room and an extension to the dining room. The location of the proposed extension has now been amended and is shown on the western side elevation”.

“In principle there is no conservation objection to a small extension, subject to a sympathetic design to the host building”.

“This amended scheme is considered a less prominent location and would be better read as part of the modern element of the building. Given the planning history, the more discrete location, and that the extension would be off set from the non-designated heritage asset, it is considered that this would have a neutral impact on the significance of the original cottage”.

“Summary & conclusion: The NPPF confirms that 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). It makes clear that any harm to a designated heritage asset requires clear and convincing justification”.

The impact of the proposals on heritage assets will be neutral, and the requirements of current conservation legislation, policy or guidance are considered to be met and there is therefore no objection to the approval of the application.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the area and the setting of the listed building. It would not result in harm to the significance of any heritage assets, and no objections have been raised by the Conservation Officer.

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.

National Landscape and Impact Upon the Open Countryside: 
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 proposal will be well contained to the boundaries of the application site, which is seen within the built form of the Small Village of Stanton St Bernard. 

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. 

Due to the siting, scale and design of the proposed single storey extension, it will not result in any encroachment into the open countryside or cause any harm to visual amenity in this respect. 

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 heritage.

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.

