APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01399

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Willow View, 43 Church Street, Great Bedwyn, Marlborough, SN8 3PQ

	DEVELOPMENT DESCRIPTION:
	Single storey rear extension following demolition of existing conservatory. New roof to existing kitchen extension. New front porch and associated alterations.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a single storey rear extension following demolition of existing conservatory, installation of a new roof to the existing kitchen extension, the installation of a new front porch and associated alterations.

SITE DESCRIPTION/CONTEXT

The application relates to Willow View, 43 Church Street in Great Bedwyn, Marlborough. It is a single storey detached bungalow located on a residential street within the Great Bedwyn Conservation Area. The property consists of red brick exterior walling under a hip-to-gable style concrete tile roof with white up windows. The property is of relatively modern construction and does not contribute particularly to the heritage or architectural value of the Conservation Area, although it has a vernacular, modest appearance which blends in with the street scene.

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

· Located within the Great Bedwyn Conservation Area.
· Washed over by the North Wessex Downs National Landscape.
· Located within the limits of development for Great Bedwyn.
· Flood Zone 1.

PLANNING HISTORY

K/15834 – Single storey extension and pitched roof on existing garage. Approved with Conditions 24th April 1990.

K/36671 - Single storey rear extension following demolition of existing conservatory. New roof to existing kitchen extension. New front porch and associated alterations. Approved with Conditions 4th January 1999.

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

Great Bedwyn Conservation Area Character Appraisal and Management Proposal March 2007

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]Great Bedwyn Parish Council: No comment.

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 rear extension would be sited in place of an existing conservatory proposed for demolition. It is proposed to have a flat roof, and the hip-to-gable roof of the existing kitchen extension is proposed to be replaced with a flat roof also, bringing the two structures together into one consolidated form at the rear of the property. The proposal would see a relatively large flat roof section at the rear of the property which would not have a particularly traditional appearance, but this would not have a materially harmful visual impact given its location to the rear of the property. The combining of the existing and proposed structure would give a tidy appearance for the property as a whole. The existing door and window on the rear elevation of the existing extension is proposed to be replaced with a single larger window placed centrally within the elevation, and aluminium bi-fold doors are proposed in the rear elevation of the proposed extension, also placed centrally. The proposed openings offer a tidy appearance for the rear elevation as a whole. The external walling is proposed as brickwork to match existing; this will help the extension tie in visually with the existing property and is therefore considered acceptable.

A flat-roof porch is also proposed on the front elevation of the property. This also has a modern appearance which is somewhat at odds with the traditional style of the existing cottage, however a porch of this style could be constructed under permitted development rights if it was slightly smaller and the exterior walling would consist of brickwork to match existing so it would generally blend in with the existing building. It is also worth noting that there is no obvious way to incorporate a porch with a more traditional roof style in a manner which would work harmoniously with the existing property. Therefore, the minimal addition of scale beyond the planning fallback is not considered materially harmful, so this element of the scheme is also considered acceptable on visual amenity grounds.

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 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.

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 located within the Great Bedwyn Conservation Area. While the property is highly visible within the street scene, it is of relatively modern construction and does not contribute any particular architectural or heritage value to the conservation area as a whole.

As discussed in the previous visual amenity section, the proposed rear extension and replacement of the existing roof to form a consolidated flat roof extension to the rear of the property would result in a relatively modern section at the rear of the property. However, the external walling would consist of brickwork to match existing, and it would have a generally tidy appearance as a whole and would not be particularly visible upon the street scene. This element is would therefore result in no harm to the conservation area.

The front porch would have a much more noticeable impact due to its siting on the principal elevation it but benefits from a planning fallback position of a slightly smaller-scaled porch whereby the difference in what is proposed here and what could be undertaken under permitted development rights is not considered materially harmful to the conservation area. The exterior walling would consist of brickwork to match existing so the only incongruent element would be the flat roof which is not considered particularly damaging in this instance given the lack of heritage or architectural value the host dwelling contributes to the conservation area as a whole.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the conservation area and it would not result in harm to the significance of any heritage assets.

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.

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 single storey, flat roof extensions, sited away from any shared boundaries, there are no concerns raised regarding residential amenity. There is no risk of any adverse overlooking, overshadowing, or overbearing impact arising as a result of the proposal.

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.

There are no alterations proposed to the access, parking arrangements, or number of bedrooms on site. There are therefore no concerns raised regarding highways impacts.

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 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.

Due to the proposal’s nature as extensions within the established residential curtilage of an existing residential dwelling within an urbanised area, there would be no encroachment into the open countryside and there is therefore no risk of any harm 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.

