APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00434

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Sunnyfields, 5 Moggs Lane, Calstone, Calne, SN11 8QD

	DEVELOPMENT DESCRIPTION:
	Replacement of existing conservatory with new extension.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the replacement of a conservatory with a single storey extension. The existing rear conservatory measures approximately 4.4m by 4.7m and plans show its replacement as approximately 6.1m by 7.2m with rendered walls and a pitched roof with roman tiles to match. 2No roof lights are shown with the end gable being fully glazed.

SITE DESCRIPTION/CONTEXT

The property is a detached bungalow positioned on a large plot with decking to the rear. The site lies outside of the North Wessex Downs National Landscape and is not subject to any other heritage, ecological or landscape constraints. The development lies just outside of the EA 20m buffer zone and PRoW CHE34A borders the north of the site.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	N/99/01745/FUL - Full planning permission Decision: 7/9/1999 – PROPOSED CONSERVATORY

	




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 51:Landscape 

Calne Community Neighbourhood Plan 2

· Policy BE1: Design Principles for Local Distinctiveness

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

Cherhill Parish Council: No objection 

Rights of Way Officer: No objection

‘The property is accessed via a bridleway (Moggs Lane, Cherhill 34A) over which there is no recorded vehicular public right of way. The bridleway is recorded as highway maintainable at the public expense but it should be noted that it is not the usual practice of the Highway Authority to maintain a bridleway to a standard suitable for use by vehicles. As this is an existing property I am making an assumption that the applicant has a private vehicular right of access.

I have no objection subject to the following informatives:

The applicant should note that no construction / demolition vehicle access may be taken along bridleway CHER34A without prior consultation with the Rights of way Countryside Access Officer (CAO).   

Where appropriate any safety/mitigation/reinstatement measures must be approved by the CAO. It is an offence under section 131A of the Highways Act 1980 to disturb the surface of a public right of way without lawful authority to do so. The Highway Authority have the power to take enforcement action as necessary.

The applicant should note that it is a criminal offence to obstruct a public right of way under section 137 of the Highways Act 1980 and therefore no materials, plant, temporary structures or excavations of any kind should be deposited / undertaken which obstruct or adversely affect the public right of way CHER34A whilst development takes place, without prior consultation with, and the further permission of, the highways authority at Wiltshire council.’


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 site is in a relatively isolated location and whilst a public right of way lies to the north of the site, the site is screened by closed board fencing and mature planting. Whilst larger than the existing extension the proposal shows a proportional addition to the property, of a design and scale appropriate to the host dwelling.

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 proposed extension lies approximately 50m from the closest property to the east and will not impact on privacy or amenities of neighbouring occupiers.

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

Impact on Public Right of Way 

As noted above a public right of way runs along Moggs Lane CHER34. The development is positioned well away from the boundary and the new extension will not impede access to it.

The Councils Rights of Way Officer has been consulted and offered no objection to the scheme however have recommended 2No informatives relating to the need to contact their office prior to construction traffic using the right of way and also of the need to keep the PRoW free of obstruction.

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 site lies outside of the North Wessex Downs National Landscape however given its proximity consideration is given to the impact of the development on the setting of the NL.

In this instance the site is well screened and the extension lies well within the residential curtilage of the site. 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.

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:
0563.01.03 Existing Site Plan
0563.01.06 Existing Ground Floor Plan
0563.01.07 Existing Roof Plan
0563.01.08 Existing Sections
0563.01.09 Existing Sections
0563.01.10 North and East Existing Elevations
0563.01.11 South and West Existing Elevations
0563 DAS 01
0563.03.1 Site and Location Plans
0563.03.2 Proposed Site Plan 
0563.03.3 Proposed Ground Floor Plan
0563.03.4 Proposed Roof Plan
0563.03.5 Proposed Sections
0563.03.6 Proposed Sections
0563.03.7 North and East Proposed Elevations
0563.03.8 West and South Proposed Elevations
0563.03.9 Proposed Perspectives
0563.03.10 Proposed Perspectives 
28.01.26
REASON: For the avoidance of doubt and in the interests of proper planning.

Informatives

1)The applicant should note that no construction / demolition vehicle access may be taken along bridleway CHER34A without prior consultation with the Rights of way Countryside Access Officer (CAO). Where appropriate any safety/mitigation/reinstatement measures must be approved by the CAO. It is an offence under section 131A of the Highways Act 1980 to disturb the surface of a public right of way without lawful authority to do so. The Highway Authority have the power to take enforcement action as necessary.
2)The applicant should note that it is a criminal offence to obstruct a public right of way under section 137 of the Highways Act 1980 and therefore no materials, plant, temporary structures or excavations of any kind should be deposited / undertaken which obstruct or adversely affect the public right of way CHER34A whilst development takes place, without prior consultation with, and the further permission of, the highways authority at Wiltshire council.

