APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00253

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	29 Downs Close, Bradford On Avon, BA15 1PR

	DEVELOPMENT DESCRIPTION:
	Single storey rear extension, and replacement single storey porch

	RECOMMENDATION:
	That Planning Permission be GRANTED



SITE CONTEXT

29 Downs Close (the ‘site’) is a residential plot situated off a modern suburban cul-de-sac situated towards the western edge of Bradford on Avon (designated a Market Town in the Core Strategy). 

The site is occupied by a modern semi-detached bungalow (with loft accommodation) and its associated amenity space. The dwelling comprises the main pitched roof range with a uPVC side porch, uPVC rear conservatory and a raised terrace between the conservatory and neighbouring property which features a translucent canopy. The external materials of the property comprises reconstituted stone walling and interlocking concrete tile roofing. 

In terms of surroundings, the site adjoins residential development to the east, south and west and the public highway to the north, with residential development beyond.  

The site is not subject to, nor within notable proximity of any planning policy designations and/or constraints that are pertinent to the consideration of this proposal. 

PROPOSAL

The proposal involves the replacement of the side porch, rear conservatory and raised terrace with a new side porch, raised terrace and rear extension. The side porch measures 4m long by 2.7m wide and 3.5-3.6m high. The porch is enclosed with a brick wall that is 7m long and encloses the porch steps. The rear extension measures 3.6-3.7m long by 6.8m wide and 3.2-3.8m high. Both it and the adjoining terrace (now located on the eastern part of the rear elevation) are enclosed with a brick wall that is 10.7m long. The proposed external materials include buff multi-stock brickwork walling, vertical timber cladding, a dark grey roof membrane and grey aluminium frame fenestration.  

Revised plans have been received which step down the height of the extension adjacent to the neighbouring property in order to maintain a greater level of natural light for the neighbouring property.  

PLANNING HISTORY

No relevant records.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Planning Legislation: 

· Town and Country Planning Act 1990
· Planning and Compulsory Purchase Act 2004

Development Plan:

· Wiltshire Core Strategy (Adopted January 2015):
· Core Policy 41: Sustainable construction and low-carbon energy 
· Core Policy 57: Ensuring high quality design and place shaping

· The Bradford on Avon Neighbourhood Plan 2013-2026 (Made October 2017):
· Policy BE1 (relates to local distinctiveness and sense of place)
· Policy BE2 (relates to land use efficiency and character of the area)

Material Considerations (Policy): 

· National Planning Policy Framework (NPPF) December 2024
· Section 2. Achieving sustainable development 
· Section 12. Achieving well-designed places 

· Wiltshire Local Plan Submission Draft 2020-2038 (Regulation 24):
· Policy 4: Addressing climate change
· Policy 85: Sustainable construction and low carbon energy
· Policy 98: Ensuring high quality design and place shaping

Material Considerations (Guidance): 

· National Planning Practice Guidance 
· National Design Guide (January 2021)
· Wiltshire Design Guide (March 2024)

CONSULTATION RESPONSES

Bradford on Avon Preservation Trust: No comment.  

Bradford on Avon Town Council: No objection.  

REPRESENTATIONS

No comments were received.  

ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise. In accordance with this requirement, this application has been assessed against the relevant policies of the development plan and the material considerations listed above.  

Having regard to the planning context and nature of the proposal, the following key matters are considered pertinent to the assessment of the proposal and are addressed in turn: 

· Design
· Neighbouring amenity

Design

Core Policy 57 of the Wiltshire Core Strategy requires that all development be of high design quality, create a strong sense of place and complement its context, including through enhancing local distinctiveness and responding positively to local characteristics. This requirement is carried forward in draft Policy 98 of the emerging Wiltshire Local Plan.

Appendix D of the Wiltshire Design Guide states that extensions should be subservient to and respect the scale, form, appearance and character of the host dwelling and should harmonise with its context.

Policy BE1 of the Bradford on Avon Neighbourhood Plan states that development should reinforce local distinctiveness, help create a sense of place and respond positively to its immediate and wider context, including in respect of materials palette. 

Policy BE2 states that development should make efficient use of land and respect the character of the area. 

In terms of layout, the proposed porch and extension largely occupy the footprint of the existing porch, conservatory and raised terrace which is acceptable. In respect of scale, the proposal largely reflects the scale of those features it replaces and, in so doing, reads as secondary and subservient to the main range which is wholly appropriate. Its appearance is more contemporary in form, style and materiality. While this represents a minor change from the aesthetic of the host dwelling, it is considered that the contemporary design solution is compatible with and enhances the architectural quality of the building. It also promotes local distinctiveness and is therefore very much welcomed by the Council.   

Having regard to the above, the proposal is considered to comply with the design principles set out in Core Policy 57 of the Core Strategy, draft Policy 98 of the emerging Local Plan, Neighbourhood Plan Policies BE1 and BE2 and the Design Guide.

Neighbouring Amenity

Core Policy 57(vii) requires that development be compatible with the adjoining uses and protect the residential amenity of existing and future users of the site and its surroundings, including in respect of natural lighting, privacy, outlook and pollution sources. This requirement is carried forward in draft Policy 98. 

The Design Guide states that minimum garden areas for all houses should be equivalent to the footprint of the house and that a back-to-back separation distance of minimum 20m should be respected. The guide also refers to the BRE Site layout planning for daylight and sunlight as an appropriate source for assessing proposals. Appendix D of the guide states that extensions should not be unduly overbearing or obtrusive to neighbouring properties.

The proposed rear extension would sit directly on the boundary with 31 Downs Close to the northwest. Both dwellings are orientated at approximately 25 degrees of south. The nearest habitable room opening at No. 31 is a set of French doors, located roughly 1.5 metres from the shared boundary. Applying the BRE guidance tests, the extension as originally submitted breached both the horizontal 45‑degree line and the vertical 25‑degree line (taken from the horizontal), measured from the centre point of the doors. Shadow modelling also demonstrated that the extension would leave the French doors in shade from morning until early afternoon on 21 March, indicating a significant level of overshadowing and an unacceptable loss of daylight and sunlight. 

However, the property retains full permitted development rights. Under Schedule 2, Part 1, Class A of the General Permitted Development Order, a 3‑metre‑deep extension with 3‑metre eaves and a pitched roof up to the height of the main ridge could be constructed without planning permission. When compared with this lawful fallback position, the proposal would have only a marginally greater impact on the neighbouring French doors. Officers therefore sought a minor reduction to the height of the extension’s western elevation to ensure its effects would not exceed those of the lawful fallback. The revised plans now incorporate this reduction, and officers are satisfied that although the scheme would still result in a poor level of natural light, it would not be more harmful than a realistic and implementable fallback and is therefore acceptable.     

Due to their modest scale and separation from other neighbouring properties, the side porch, rear extension, and raised platform would not give rise to any significant additional impacts on the residential amenity of other occupiers. The proposal would also retain an adequate level of private amenity space for the host dwelling. The development therefore achieves an acceptable standard of residential amenity in accordance with Core Policy 57(vii) and the Design Guide.

CONCLUSION

Having regard to its appropriate siting, modest scale and high-quality, locally distinctive yet sympathetic aesthetic, the proposal is considered to be acceptable in respect of design, residential amenity, and all other matters. It therefore complies with the aforementioned sections and policies of the Wiltshire Core Strategy, emerging Wiltshire Local Plan, Bradford on Avon Neighbourhood Development Plan, NPPF and the Wiltshire Design Guide. As such, the application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION:  That Planning Permission be GRANTED subject to the following conditions:

1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the following approved plans and documents:

· Location Plan, ref. A17 25 30 S01
· Proposed Block Plan, ref. A17 25 30 P01 Rev A 
· Proposed Floor Plans, ref. A17 25 30 P02 Rev C
· Proposed Elevations, ref. A17 25 30 P03 Rev C

REASON: For the avoidance of doubt and in the interests of proper planning.

3. The materials to be used in the construction of the external surfaces of the development hereby permitted shall match in material, colour and texture those used in the existing building unless otherwise stated on the approved plans. 

REASON: In the interests of visual amenity and the character and appearance of the area.
