APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/07730

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	40, Fosbury, Marlborough, SN8 3NJ

	DEVELOPMENT DESCRIPTION:
	Single storey and one and a half storey rear extensions and alterations to the existing dwelling, erection of an outbuilding and improved access and parking arrangements, air source heat pump, replacement septic tank and EV charge point

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a single storey and one and a half storey rear extension, associated alterations to the existing dwelling, the erection of an outbuilding, improved access and parking arrangements, air source heat pump, replacement septic tank and EV charge point. 

SITE DESCRIPTION/CONTEXT

The application relates to 40 Fosbury, Marlborough. It is a two-storey, semi-detached house situated within in a semi-rural location. To the southeast of the site lies other residential properties, to the southwest lies open fields, to the northeast lies the access road with open fields beyond, and to the northwest lies an agricultural unit, with the Grade II listed Lower Farmhouse (List Entry Number: 1184940) located approximately 77 metres outside the property’s boundary, separated by the agricultural buildings.

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

· Washed over by the North Wessex Downs National Landscape.
· Located within proximity to Grade II Listed Lower Farmhouse (List Entry Number: 
1184940)
· Located within the River Test Catchment
· Flood Zone 1

PLANNING HISTORY

PL/2025/00140 - Removal of front log store and creation of new two storey side studio and bedroom extension. Internal refurbishments and re-planning. Landscaping proposals. New windows and external cills. New driveway access to side yard. Withdrawn 13th June 2025.

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]Tidcombe and Fosbury Parish Council: No response received at the time of writing.

Public Protection: No objection subject to condition.

Highways: No objection, attention drawn to the need for a Vehicle Crossing Permission due to the lay-by in front of the property being part of the highway. 

Archaeology: No response received at the time of writing.

Ecology: No objection subject to condition.

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.

The proposed extensions to the main dwellinghouse would be sited to the rear of the property where it would not be particularly visible upon the street scene. The one and a half storey element would comprise a flat-roofed structure which would have zinc clad walls on the side elevations, zinc flashing, and timber windows/doors with timber mullions on the entire rear elevation. While this would have a modern appearance, it would consist of a high-quality, natural material pallet and would offer a contrast to the existing property which holds some architectural merit. The single storey extension would have a lean-to roof which would act as a continuation of the existing roof. The specification of the roofing material has not been provided so this will be conditioned to match existing in the interest of protecting visual amenity. The single storey extension is entirely in keeping with the architectural style/material pallet of the existing property and would appear subservient in scale/appearance; the more modern extension would also be blocked from any views of the side elevation upon the street scene so the main dwelling house would essentially retain its current appearance from views within the public realm.

A studio is also proposed to the northwest of the existing property, continuing the established property line of the properties within Fosbury. It would be single storey and generally comprises a traditional design, with a hip-to-gable style roof, horizontal timber cladding walls, hinged timber doors on the east elevation and a hay door in the south gable end and a high-level circular window on the north elevation. The zinc roof sheeting and large timber glazing on the ground floor of the south elevation would introduce slightly more modern elements, but they would still consist of natural, high-quality materials which would complement the existing property and respond positively to the existing streetscape. The scale of outbuilding proposed can be comfortably accommodated within the garden space. An air source heat pump is proposed centrally on the west elevation; this is a discreet siting whereby it would have a minimal visual impact. Overall, the proposed design is appropriate for an outbuilding and represents a high-quality standard of design. The siting respects the established pattern of development within the street, and the built form is considered to appear subservient to the main dwellinghouse. 

A new vehicular access and parking for two cars is proposed in the space between the main dwellinghouse and the studio; this would see a loss of green space to the side of the property, however off-street parking is a typical feature of domestic dwellings and any impact caused is offset by proposed planting in the form of trees and hedgerow which would enhance the attractiveness of the property frontage.

Overall, the proposed alterations to the property are considered sensitive additions and while some elements of the design contrast with the material pallet/architectural style of the existing property, the proposal consists of high-quality materials which would respond positively 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.

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 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 host dwelling is unlisted, and the site is not located within a conservation area, but the Grade II listed Lower Farmhouse (List Entry Number: 1184940) is located approximately 77 metres outside the property’s boundary with agricultural properties in the intermediary space. There is some spacing between these buildings so the site is somewhat visible from the listed building but generally the property is not viewed within context with the nearby listed building.

As discussed in the previous visual amenity section, while there are elements of modern design included in the proposed development, it generally represents a high standard of architectural design with high quality, natural materials throughout. Therefore, given the minimal impact upon the listed building’s setting and the relatively neutral visual impact of the proposed works, the development is not considered to cause any harm to the setting of the nearby listed building.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the setting of the nearby listed building.

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

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 rear extension would comprise a 1.5 storey element and a 1 storey element. The 1.5 storey section would not extend particularly far to the rear and would not extend beyond and existing two storey section of the house which separates the extension and No. 42 to the east. This would therefore function as in-fill and would introduce no overshadowing or overbearing impacts upon the adjoining property to the east. The single storey section proposed to be added to the rear would be set away from any shared boundaries and would also have no overshadowing or overbearing impacts upon any neighbouring residents.

A large amount of glazing is proposed on the first floor of the 1.5 storey extension; there are no neighbouring properties to the rear and most of the oblique views to the garden of No.42 would be blocked by intervening existing two-storey built form so this would not give rise to any unacceptable levels of overlooking. A rooflight is also proposed on the rooftop of the single storey extension; this would be a high-level window with no outlook and does not face in the direction of any neighbouring properties in any case.

The proposed outbuilding would be set five metres away from the western boundary of the site and is set an adequate distance from any residential properties so that it would not result in any overshadowing or overbearing impact. The studio is proposed to contain three rooflights in the western elevation; these would be high-level windows so no outlook would be possible from them and the closest neighbouring property within view would be Lower farmhouse, which is set approximately 85 metres away, so this relationship would be considered acceptable.

An air source heat pump is also proposed as part of the development on the west elevation of the studio. While this would be sited close to the western boundary of the site, there are no residential properties within proximity to this boundary so it is likely that amenable levels of noise would be generated by the new unit. Wiltshire Council’s Public Protection Department has been consulted on the application and have responded with no objections subject to the inclusion of a condition requiring an acoustic impact assessment to be submitted to and approved in writing by the local planning authority which demonstrates that the sound rating level from the ASHP does not exceed 35dB at any noise sensitive facades prior to first use of the development. They have also suggested an informative directing the applicant to the relevant professional advice. Both the condition and the informative will be included as part of the approval.

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.

The development does not involve the addition of any bedrooms to the property and would see the introduction of a more formal off-street parking arrangement to the side of the property, so there would be an improvement in parking provision compared to the existing arrangement (one off street parking space to the front of the dwelling) which would meet the statutory requirement for a three-bedroom house. A new vehicular access would be included in the formation of the driveway.

Wiltshire council’s highways department has been consulted on the application, and they have responded with no objections to the scheme but have noted that the lay-by is highways owned land so the applicant should be seeking a vehicle crossing permission. This will be included as an informative.

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.

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 development falls within the catchment of the River Test catchment which drains into the Solent Protected Sites. The outbuilding will be conditioned to remain ancillary to the main dwellinghouse; as there would be no increase in overnight accommodation, there would be no adverse effect of the integrity of the Solent Protected Sites. 

The proposed development is predicted to have an impact on small numbers of day roosting Common Pipistrelle and Brown Long-eared bats and will be subject to a European Protected Species Mitigation Licence for bats. Mitigation measures are detailed in the submitted report titled ‘Ecology- Bat Survey and Mitigation Report.

Wiltshire Council’s Ecology Department has been consulted on the application and have responded with no objections subject to a compliance condition with the submitted ecology mitigation measures and an informative alerting the applicant’s attention to the legal protection of bats. A pre-commencement condition for the submission of the design and location of additional bat roosting features and bird nesting opportunities was also initially requested, however the applicant has raised that details have already been submitted, and the ecology officer has confirmed that an amended compliance condition will be sufficient to ensure ecology mitigation without the need for a pre-commencement condition. The amended compliance condition and informative will be included as part of the approval.

The application site is not subject to any statutory or non-statutory ecological designations, and the scale and nature of development is such that significant harm to biodiversity is unlikely.

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 extension and outbuilding would be located within the established residential curtilage of the existing property; as there would be no encroachment into the open countryside, there would be no harm 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 

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.
