APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09209

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	9 UNION STREET, RAMSBURY, MARLBOROUGH, SN8 2PR

	DEVELOPMENT DESCRIPTION:
	Off Street Parking

	RECOMMENDATION:
	That Planning Permission be REFUSED



PROPOSAL

The proposal seeks planning permission for the addition of one off-street parking space.

SITE DESCRIPTION/CONTEXT

The application relates to 9 Union Street in Ramsbury, Marlborough. It is an unlisted, mid-terrace building located within the Ramsbury Conservation Area. The property is accessed via Union Street, a narrow road characterised by high banks on its eastern side. The house itself is not visible upon the street, but the access and proposed parking area would be highly visible. There are two Grade II listed buildings on Union Street to the south: Vine Cottage (List Entry Number: 1034063), and Smithy Cottage (List Entry Number: 1184010).

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

· Located within the Ramsbury Conservation Area
· Situated within proximity to two Grade II listed buildings
· Located within the limits of development for Ramsbury
· Flood Zone 1

PLANNING HISTORY

K/50789/F - Removal of unstable wall and three trees. Construction of a vehicular access and parking area including changes to levels. Refused 18th October 2004.

K/59453/F - Creation of parking bay and retaining walls to each side of bay. Refused 6th November 2008.

K/59927/F - New vehicular and pedestrian access from Union Street. Refused 30th January 2009.

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 

Ramsbury Conservation Area statement June 2003

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Ramsbury and Axford Parish Council: Support

Original comment:

“Ramsbury and Axford Parish Council have no objection to this application. Parking is a major problem wherever there are narrow roads and Union St is no exception, being very narrow. There is a one-way system from south to north being instigated from the end of this month, initially for a 6-month period. Any provision for off road parking is appreciated.”

Further comment:

“On further inspection of the comments submitted re this application, Ramsbury and Axford Parish Council albeit after time, would like to bring to the Planning Officers notice concerns over the comments by the Conservation Officer and Highways Dept.

Conservation state no other vehicular access points are cut into the bank on the western side of Union St which would cause a detrimental impact?? There are several which if not prepared to have a site visit, can be seen adequately on google maps street view.

Also looking at the 2009 view (prior to the applicant buying the property) this access had already been dug out for precisely this purpose. The planned sleeper support will look far softer and in keeping with the area than the lower stark and modern access to another property in the street.

The highways officer makes a point of ensuring that the applicant needs dropped kerb permit etc from WC but failed to see there is no pavement/kerb/road edging across the designated area.

We would appreciate your understanding of the area before making a decision. It is a conservation area within the village but this part of the street is not one of the high-definition sites that needs strenuous protection and this application would not be detrimental to any that were.

The occupant sadly has a disability and this will also give her safer and easier access to her home.”

Conservation: Object.

Arboriculture Officer: (Final response) No objection.

Highways: No objection subject to informative

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 upon the character and context of the area and 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.

Section 72(1) of the Act requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas.

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. CP57 also requires the retention and enhancement of existing important landscaping to effectively integrate the development 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 proposed parking space would necessitate a significant amount of ground works, with a large portion of earth requiring removal from the existing embankment and a 1.7-metre-tall retaining wall constructed on all three sides of the new parking area. Pedestrian steps are proposed at the eastern end of the parking area. The steps and retaining walls are proposed to consist of railway sleepers; this is a natural material and would be considered an appropriate choice for the locality. The driveway would consist of a 2.5 metre strip of porous block paving at the side closest to the highway, and gravel to the rear; subject to appropriate specifications this would also be considered acceptable.

Wiltshire Council’s Conservation Department has been consulted on the application and have raised an objection to the scheme, stating that the engineering works required for the provision of one parking space is deemed excessive and would have a significant impact on the character and appearance of this part of the conservation area. The gap required would harm the sense of enclosure within the street scene and would have an over engineered appearance.

Ramsbury Parish Council have raised concerns regarding the accuracy of the Conservation Officer’s comments, objecting to the claim that no other vehicular access points are cut into the bank on the western side of Union Street. The Conservation Officer’s comments stated that comments on previous applications have resisted new driveways being cut into the eastern bank and highlighted the more level arrangement on the western side of the lane, hence the lower level of harm associated with driveways permitted/constructed on the western side of the lane. A precedent is therefore considered not to have been set by previous driveways permitted/constructed on the western side of the road and the comments received from the Conservation Officer are considered an accurate representation of the current situation.

The Parish Council has also commented that the street is not one of the high-definition sites that needs strenuous protection within the Conservation Area. While not all areas of a conservation area will contribute to its significance, the below extract from the Ramsbury Conservation Area Statement outlines the importance the eastern bank provides to the distinctiveness of the conservation area:

“Union Street, which drops steeply from Oxford Street to Newtown Road is distinctive because of the relationship between buildings and the landform. To the west the buildings are mostly level with the road, whereas on the eastern side there is a substantial bank and the buildings sit much higher. Views up and down the street are contained.”

The embankment is therefore considered a notable feature which contributes to the distinctiveness of the street and while the proposed materials may be considered acceptable in principle, the engineering works and associated loss of the embankment would be considered materially harmful to the heritage asset. This harm is considered less than substantial by the Conservation Officer, and this is agreed.

Paragraph 215 of the National Planning Policy Framework outlines that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal. Planning Practice Guidance gives further clarity that public benefits could be anything that delivers economic, social or environmental objectives, in reference to Paragraph 8 of the National Planning Policy Framework. While an additional parking space would result in a moderate alleviation of parking constraints in the locality, the benefit would largely be private and would not be considered to outweigh the harm.

The proposal does not represent high-quality design and would fail to preserve or enhance the local distinctiveness of the character and appearance of the Ramsbury Conservation Area, resulting in harm to the character and appearance of the locality; this harm identified is not outweighed by any public benefits.  The proposal would also fail to retain an important natural feature and fail to respond positively to the existing townscape and landscape features. Therefore, the proposal is contrary to the statutory duty under Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, Core Policy 57 and 58 of the Wiltshire Core Strategy, and the relevant provisions of the National Planning Policy Framework, notably paragraph 215. The application must therefore be refused on heritage grounds.

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 proposal’s nature as the addition of open-air off-street parking, there are no concerns raised regarding overlooking, overshadowing, or overbearing impacts. 

In regard to the impact of the noise and light generated by vehicular movements on/off site, the new parking space would be set at a much lower height than the immediately adjacent properties so any light or sound associated with the vehicle movements would be buffered by the embankment it would sit within. Therefore, given the limited number of vehicle movements which would be associated with the addition of a single domestic parking space, the proposal would not be considered to give rise to any unacceptable levels of noise or light pollution for any neighbouring residents. 

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 proposal involves the addition of a new access and parking space in place of an existing pedestrian access. There is currently no off-street parking on site so the additional parking would result in an improvement of parking provision at the site, albeit limited to just one additional space.

Wiltshire Council’s Highways Department has been consulted on the application and have responded with no objections. They have noted that the required visibility splays would rely on land outside of the applicant’s ownership which would restrict the ability to ensure they remain clear. However, the Highways Officer acknowledges that there are several accesses along Union Street with a similar layout in relation to the visibility provided and as such they are willing to accept the proposed layout.

The Highways Officer has noted that a vehicle crossing permission will be required to undertake the works and an informative has been requested to alert the applicant’s attention to this. If the application were considered acceptable on all other grounds, this would have been included as part of the approval. Ramsbury Parish Council have questioned the requirement for a vehicle crossing permission as there is no pavement on the carriageway, but this would still be required as any new access usually requires a vehicle crossing permission regardless of the presence of a pavement.

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.

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 189, 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.

Under Section 245 of the Levelling‑Up and Regeneration Act 2023, the Council must now ‘seek to further’ the purposes of the National Landscapes in its decision making. This legislative change strengthens the duty under Section 85 of the Countryside and Rights of Way Act 2000, which originally required that authorities ‘have regard to’ their conservation purpose. In assessing this proposal, the Council has actively considered how it will conserve and enhance the natural beauty of the National Landscape, in line with national legislation and the area's Management Plan.

Due to the proposal’s nature as the addition of a parking space within the established residential curtilage of an existing residential dwelling set within an urbanised area, there is no risk of any adverse impact 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 189 of the NPPF in having a broadly neutral impact upon the National Landscape.

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, by reason of the identified harm, is considered to conflict with the aims and objectives of the Wiltshire Core Strategy and the National Planning Policy Framework. The proposal fails to demonstrate compliance with the relevant policies and guidance, and no overriding material considerations have been identified that would justify a departure from the development plan.

Accordingly, the application is recommended for refusal.

RECOMMENDATION:  That Planning Permission be REFUSED.
