APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/01597

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	The Well Guest House, Ogbourne St George, Marlborough, SN8 1SQ

	DEVELOPMENT DESCRIPTION:
	Single storey front and rear extensions, alterations to openings and associated internal alterations.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to The Well Guest House, Ogbourne St George in Marlborough. It is a 2 Storey, detached pub with a restaurant/bar on the ground floor and three guest rooms on the first. It is bounded by residential properties to the south, west and northwest, with the A346 running immediately to the north and north-east of the site.

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

· Washed over by the North Wessex Downs National Landscape.
· Located outside any defined limits of development.
· Flood Zone 1.

PROPOSAL

The proposal seeks planning permission for the erection of a single storey extension to the rear of the property to allow for the conversion of the cellar into a kitchen and internal alterations/alterations to openings on the rear first floor to create a utility and additional bathroom on the first floor. The application also seeks consent for a single storey front extension, in-filling a recessed section of the south elevation.

PLANNING HISTORY

K/82/0693 - Extension toilet and bar alterations. Approved 27th September 1982.

K/84/0224 - Construct suite in attic, fire exit to 1st floor and re-siting of garage; use first floor rooms as bed and breakfast accommodation. Approved with Conditions 11th June 1984.

K/14197 – Extension to provide new public bar, cellar and toilets. Approved with Conditions 15th August 1989.

K/21094 – Form rooms in roofspace with dormer extension. Approved with Conditions 3rd February 1994.

K/21320 – Erection of external fire escape. Approved with Conditions 24th March 1994.

K/38150 - Extension to existing public house to provide four letting rooms. Approved with Conditions 18th November 1999.

K/40497 - Two letting rooms within roof void over existing letting rooms. Approved with Conditions 15th January 2001.

19/09521/FUL - Use of a mobile home for staff accommodation. Approved with Conditions 17th December 2019.

PL/2023/00064 - Renewal of Lapsed Planning (ref 19/09521/FUL) for a Mobile Home for Staff Accommodation. Approved with Conditions 13th September 2023.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation: 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 12: Spatial Strategy for the Marlborough Community Area
· Core Policy 48: Supporting Rural Life
· Core Policy 50: Biodiversity and Geodiversity
· Core Policy 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 62: Development Impacts on the Transport Network
· Core Policy 64: Demand Management

Neighbourhood Plan:

N/A – Undesignated area


Supplementary Planning Documents and other Guidance:

· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· North Wessex Downs National Landscape Management Plan 2025-2030

ISSUES

The main issues that need to be addressed in this case include:

· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would have an acceptable landscape impact (CP 51) 
· Whether the proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)

CONSULTATION RESPONSES

Ogbourne St George Parish Council: No comments were received at the time of writing.

REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;

These methods were used to inform interested parties and provide a period of 28 days for comments to be submitted.

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.

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 Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the National Planning Policy Framework (NPPF) as a material consideration in the assessment.

Principle of Development

Policy Context
Core Policy 1: Settlement Strategy of the WCS establishes a hierarchy of settlements to guide where development should be focused. The policy  prioritises growth in:
· Principal Settlements (e.g., Salisbury, Chippenham, Trowbridge) – main focus for strategic growth.
· Market Towns – support local services and employment; suitable for sustainable development.
· Local Service Centres – smaller towns and villages with a range of services; limited development supported.
· Large and Small Villages – development should be limited and respond to local needs.
· Outside the defined settlements – development is strictly controlled and generally not supported unless exceptional circumstances apply.
.
Core Policy 2: Delivery Strategy of the WCS sets out how development will be distributed and delivered across Wiltshire. The policy emphasises:
· Sustainable patterns of growth, reducing the need to travel and supporting local services.
· Development should be plan-led, aligning with the settlement strategy and supported by infrastructure.
· Windfall development (not allocated in plans) must still comply with the principles of sustainable development.
· Development outside settlement boundaries is generally not permitted, unless it meets specific policy exceptions (as set out in paragraph 4.25 of the WCS).

Together, CP1 and CP2 ensure that new development is strategically located, sustainable, and supports the character and function of Wiltshire’s communities.

Assessment and conclusion

The Wiltshire Core Strategy does not include a specific policy that directly addresses the expansion of existing rural services and facilities. However, the overarching strategy of the plan, including Core Policies 1 and 2, seeks to support sustainable development that helps maintain the vitality of rural communities and avoids rural decline. Core Policy 49 seeks to protect existing community facilities, including public houses, recognising their role in sustaining rural settlements.

In this context, the proposal comprises modest extensions and internal alterations to an established guest house and public house, intended to improve its operational functionality and support its continued viable use. The development would not introduce a new use, materially intensify activity, or extend beyond the established curtilage of the site. The scale of development is proportionate to the existing building and its use.

In addition, national policy in the National Planning Policy Framework supports the sustainable growth and expansion of rural businesses, including those in the tourism and leisure sector, where this can be achieved without unacceptable harm. Having regard to the scale and nature of the proposal, it is considered that the development is acceptable in principle and aligns with both the spatial strategy of the development plan and national policy objectives aimed at supporting rural economic activity.

In this context, the proposal is considered generally consistent with the development plan’s approach to supporting the continued viability of existing rural enterprises, subject to further detailed planning considerations assessed below.

Design and Impact on the Character and Appearance 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 works are relatively modest and would not have a significant impact upon the external appearance of the property. The single storey extension allowing for the creation of a kitchen on the ground floor would be site on the rear elevation where it would not be visible upon the street scene. It would have a flat roof and would span approximately half the width of the existing property, projecting approximately 2 metres. Given the modest scale and discreet siting, this addition would retain a subservient appearance to the existing building and would not have any material visual impact. An external staircase would be removed to allow for the rear extension and the first-floor door/window on the left-hand side of this elevation is proposed to be replaced with three windows. The replacement openings have a tidier appearance than the current arrangement, so this is considered acceptable on visual amenity grounds.

The front extension would function as in-fill of an existing recessed section of the front south elevation. This would give a flatter appearance for the frontage of the building, but it is a relatively modest addition which would not have a significant impact upon the appearance of the property as a whole. The proposed extension would allow for internal alterations which appear to be required for an internal re-configuration which would likely contribute positively to the long-term viability of the business, so this is considered acceptable.

The rear extension is proposed to consist of rendered walling with white UPVC windows and black gutters, all to match existing. As the entire palette is proposed to match the existing building, this is considered acceptable. No material specifications have been provided for the front elevation or the replacement openings on the first-floor rear elevation, but the drawing appears to suggest this would also match with existing. As this is not explicitly stated on the plans, a condition will be imposed to ensure all external materials match with the existing property in the interest of protecting visual amenity.

Overall, the proposed works are relatively modest and would comprise subservient additions and minor alterations built with materials to match the existing property and would help facilitate the viable use of the business into the future.

Having regard to the above, with the materials condition imposed, the proposal would comply with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy.

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 rear and front extensions would be modest in scale and would be limited to the single storey level with flat roofs, sited away from any shared boundaries. There are therefore no concerns raised regarding overshadowing or overbearing impact.

The majority of new or modified openings are situated on the ground floor, presenting no issues related to overlooking. The only changes to first-floor openings involve the removal of the external staircase to facilitate the rear extension, while the first-floor door and window on the left side of this elevation are proposed to be replaced by three windows. Given the nature of these openings as replacement openings for an existing window and external staircase, levels of overlooking would remain the same as the current arrangement or would be reduced by this proposed alteration.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity.

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 the addition of modest extensions within the established curtilage of the guest house/public house, there would be no encroachment into the open countryside and therefore no risk of any adverse impact upon 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.

In assessing the proposal, the Local Planning Authority has had regard to, and sought to further, its statutory duty under Section 85 of the Countryside and Rights of Way Act 2000 (as amended by the Levelling‑up and Regeneration Act 2023) to conserve and enhance the natural beauty of the North Wessex Downs National Landscape.

The proposed development comprises modest extensions and alterations within the established curtilage of an existing rural public house and guest accommodation. By virtue of its limited scale, siting and use of materials to match the existing building, the proposal would preserve the landscape character and scenic qualities of the designated area, giving great weight to their protection in accordance with paragraph 176 of the NPPF.

In addition, the proposal would support the continued viability and effective operation of an established rural public house and tourism use, which contributes to the economic and social sustainability of the National Landscape. The enhancement of facilities within an existing rural enterprise assists in maintaining a valued community and visitor asset, supporting rural employment and tourism activity, and thereby contributes to the long‑term stewardship and vitality of the National Landscape.

On this basis, the proposal is considered not only to avoid harm to, but to further the statutory purposes of the National Landscape designation, in a manner proportionate to the scale and nature of the development.

[bookmark: _Hlk211330780]
Biodiversity Net Gain 

The proposed works are limited in scale and confined to previously developed areas of the site. As the development would impact less than 25 square metres of habitat, it falls within the de minimis exemption set out in Regulation 4 of the Biodiversity Gain Requirements (Exemptions) Regulations 2024. 

The proposal is therefore exempt from the mandatory requirement to deliver Biodiversity Net Gain under Schedule 7A of the Town and Country Planning Act 1990.

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.

While the site lies outside defined limits of development and within a National Landscape, the proposal results in no identified harm to landscape character, residential amenity or highway safety. When great weight is afforded to the protection of the National Landscape, and this is balanced against the modest but tangible benefit of supporting the continued viability of an established rural tourism business, the proposal is considered acceptable in planning terms.

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.
