APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION AND LISTED BUILDING CONSENT DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01310 AND PL/2026/01454

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	2 Bences Lane, Corsham, SN13 0DD

	DEVELOPMENT DESCRIPTION:
	Proposed internal alterations within cottage including link first floor levels; rooflight and sun tubes; linking outbuildings to create ancillary accommodation

	RECOMMENDATION:
	That Planning Permission be GRANTED



This is a joint report for PL/2026/01310 (Householder) and PL/2025/01454 (LBC)

PROPOSAL
The proposal seeks householder planning permission and listed building consent for proposed internal alterations within the cottage to join the two separate existing first floor areas, the insertion of a rooflight and two sun tubes and a single storey link between two existing garden outbuildings to form ancillary accommodation. 

SITE DESCRIPTION/CONTEXT
This application relates to a semi-detached two storey Grade II listed dwelling, 2 Benches Lane, located within the historic core of Corsham. The host dwelling lies within the Corsham Conservation Area and is in close to proximity to a number of listed buildings. The host dwelling benefits from an off-road parking area to the front elevation. 

The application site sits within the Bath and Bradford on Avon Special Area of Conservation for bats. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2024/09917 - Lawful development: Existing use Decision - Approve Date: 27/1/2025 – Certificate of lawfulness to demonstrate that the erection of an outbuilding was substantially completed more than 10 years ago




RELEVANT POLICIES AND GUIDANCE
Wiltshire Core Strategy:

Core Policy 2 Delivery Strategy
Core Policy 11 - Spatial Strategy for the Corsham Community Area
Core Policy 50 – Biodiversity and Geodiversity
Core Policy 57 - Ensuring High Quality Design and Place Shaping
Core Policy 58 - Ensuring the Conservation of the Historic Environment 
Core Policy 60 – Sustainable Transport
Core Policy 61 – Transport and Development
Core Policy 64 – Demand Management
Emerging Policy – Wiltshire Local Plan Review
The examination of the emerging Wiltshire Local Plan has been paused and the weight to be afforded to any part of the emerging plan can be no more than very limited. A decision on how to proceed will be made by the Council in May
Corsham Neighbourhood Plan 2016–2026
Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 
The National Planning Policy Framework (NPPF) 
The Planning Practice Guidance 
Planning (Listed Buildings and Conservation Areas) Act 1990
National Design Guide

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Corsham Town Council: No objection 

Wiltshire Council Highways: No objection 

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. 

Heritage, Design and Impact upon the character and context of the area
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.

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 building is Grade II listed and lies within the vicinity of a number of listed buildings that line Benches Lane and Newlands Road, some of the principal routes through the town. The application site is also located within the Corsham Conservation Area, which covers the historic core of the town. 

The proposal relates to householder permission and listed building consent for internal alterations within the cottage to join the two separate existing first floor areas, the insertion of a rooflight and two sun tubes and a single storey link between two existing garden outbuildings to form ancillary accommodation. 

The Council Conservation officer was consulted on the proposal and offered the following response.
‘No objection in principle - subject to the provision of conditions to control the form of the works. As the application lacks information concerning the detailed form of the new works and their junctions with the existing built fabric. In general, the scope of the proposed works does not compromise the form of the existing building and is of a reversible nature’

The conservation officer has recommended that further detail be submitted via condition in regard to the joinery, rooflights and sun tubes, flues and soil pipes, detail of the proposed eaves and verges to the new link structure between the existing outbuildings, details of external decoration to the render, joinery and metalwork, and details and samples of any external materials

The proposal, by virtue of its scale, design, and use of materials, would not result in harm to the significance of any heritage assets and subject to the necessary condition being added, no objections have been raised by the Conservation Officer.

The development is therefore considered to comply with Core Policy 57 and 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 and 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 proposal seeks to insert two sun lights within the rear roof space, however given the nature of these roof lights, set high within the roof void, no overlooking would occur. The single storey link between the two outbuildings would not raise any overlooking concerns given the single storey nature of the proposal with all windows overlooking the applicant’s private residential rear curtilage.

Similarly, the single storey extension within the rear curtilage raises no overbearing or overshadowing concerns given the extension would sit between two existing structures, within the rear curtilage, of a similar height and scale, with extended separation distances to any neighbouring occupiers.

This application seeks to utilise the proposed building as ancillary accommodation, and a condition would be applied on any planning permission granted to ensure that the accommodation shall remain as ancillary to the host property and not as separate independent accommodation.

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.

In order to comply with the Wiltshire Local Transport Plan 2011 – 2026: Car Parking Strategy (March 2015) three on-site car parking spaces would be required for a 4+ bed dwelling (standard min. size 2.4m x 4.8m).
The Local Authority Highways officer was consulted on the proposal and offered the following response.

‘The site is located with existing access onto Bences Lane, an unclassified section of public highway subject to a speed limit of 30mph. There are no proposals to alter the existing access with the public highway.

The proposals seek to link the existing property at first floor level. This would remain a 3- bedroom dwelling, with proposed outbuildings to be linked providing ancillary accommodation and a further possible bedroom. 

The property has approximately 2 vehicle parking spaces within the driveway and this would remain. The creation of a further bedroom within the ancillary accommodation would raise the minimum parking standard to 3 spaces, it is clear that this would not be accommodated within the curtilage, however, the displacement of a single vehicle onto the surrounding available on-street parking would not be considered of detriment.

The proposals are not considered to be of detriment to the surrounding public highway and therefore it is recommended that no highway’

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 application site sits within the Bath and Bradford on Avon Special Area of Conservation for bats and as this application involves disturbance to the existing roof, to insert some sun tubes, due consideration has to be given to the potential disturbance of any bats because of the proposed development.

Given the established high density urban residential nature of the location, it is considered highly unlikely that any bats would be affected and significant effects relating to the disturbance to bats can be ruled out. 

As a precautionary measure an informative would be added to any decision that in event any evidence of bat activity is detected that the applicant should follow the advice of a professional ecologist or contact Natural England.

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

[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 proposal has been assessed to not result in harm to the significance of any heritage assets and 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 and Listed Building Consent be GRANTED subject to conditions.

