APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01363

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	19 High Street, Upavon, Pewsey, SN9 6EA

	DEVELOPMENT DESCRIPTION:
	Erection of a timber garden room to be located at rear boundary of the property.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a garden room sited at the rear end of the garden. It would be single-storey, measuring approximately 4.4m long x 2.95m wide x 1.98m to the eaves and 2.52m to the ridge. It would be constructed using natural Pine Tongue and Groove Board, a green mineral felt roof, and UPVC French doors and windows on the east elevation. 


SITE DESCRIPTION/CONTEXT

The application relates to the residential curtilage of 19 High Street, in Upavon, near Pewsey. The site comprises a two-storey Grade II listed building known as 19 and 21 High Street (list entry number 1319955), which is characterised by its colour-washed brick and thatched roof. The dwelling's frontage opens directly onto the public highway, with no on-site parking provision. Access to the rear garden is via the dwelling, leading to a long, modestly sized garden. The surrounding area is characterised by traditional development along Upavon High Street comprising buildings of varying form and scale predominately dating the late 17th and early 18th centuries, which contribute to the area’s established village character. The site lies within the Upavon Conservation Area and is in immediate proximity to several listed buildings fronting the High Street, including 15 High Street (list entry number 1116461), 17 High Street (list entry number 1033937), and 28 and 30 High Street (list entry number 1116371).

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

· Located within the Upavon Conservation Area.
· Within the limits for development of Upavon.
· Within the residential curtilage of a Grade II listed building and in proximity to several other listed buildings.
· Lies within the Hampshire River Avon Catchment.
· Salisbury Plain SPA – 6400m Buffer.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/45651/L - Listed building consent Decision - Refused Date: 25/7/2003 – The provision of a new Dormer window and internal alterations to form upstairs bathroom

	K/45652 - Full planning permission Decision - Refused Date: 25/7/2003 – The provision of new dormer window and internal alterations to form upstairs bathroom

	K/45174/L - Listed building consent Decision - Approve with Conditions Date: 8/5/2003 – The erection of a single storey rear conservatory extension, remove window & demolish wall under & fit new doors, remove door & build up opening in brick to match existing

	K/45175 - Full planning permission Decision - Approve with Conditions Date: 8/5/2003 – The provision of a single storey rear conservatory extension

	K/46364 - Full planning permission Decision - Refused Date: 18/11/2003 – New dormer window.

	K/46399/L - Listed building consent Decision - Refused Date: 18/11/2003 – New dormer window and internal alterations to form upstairs bathroom



RELEVANT POLICIES AND GUIDANCE

Statutory Legislation:

Sections 66 & 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990

Wiltshire Core Strategy:

· 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 61: Transport and New Development
· Core Policy 64: Demand Management

Upavon Conservation Area Statement (November 2003) 

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]Upavon Parish Council: No comments were received at the time of writing.

REPRESENTATIONS

No comments were received at the time of writing.  

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. 

Principle of Development 

In the context of householder development, the principle of development is generally accepted where proposals relate to works within the curtilage of a lawful residential dwelling. In this instance, however, it is necessary to consider whether the proposed garden room would remain incidental to the primary residential use of the site.

Core Policy 57 of the Wiltshire Core Strategy supports development within residential curtilages where it is of an appropriate scale and design and does not result in adverse impacts on the character of the area or neighbouring amenity. A key consideration in this case is whether the proposed outbuilding would function as an ancillary structure rather than forming an independent unit of accommodation.

The proposed garden room, by reason of its modest footprint, single-storey design, and limited height (approximately 2.52m to the ridge), would remain clearly subordinate to the host dwelling. The building would not contain facilities associated with independent residential occupation, such as a kitchen or bathroom, and its siting at the far end of the garden reinforces its functional and physical relationship with the main dwelling.

Having regard to these factors, the outbuilding is considered to be incidental to the enjoyment of the dwellinghouse and would not give rise to a separate planning unit. The principle of development is therefore considered acceptable, subject to detailed assessment against other material considerations.

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 development comprises a single‑storey garden room constructed from natural pine tongue‑and‑groove boarding, with a green mineral felt lean‑to roof, and single‑glazed UPVC French doors and windows finished in anthracite grey. Whilst the materials and overall form would not reflect those of the host Grade II listed dwelling, they are typical of a garden outbuilding incidental to the residential use of the dwellinghouse. The garden room would be of modest scale and read as clearly subservient to the main building.

The structure would be sited at the rear of the garden and would not be readily visible from any public vantage points. Although it would not reflect the traditional built form character of surrounding development within the Upavon Conservation Area, the proposal’s hidden setting within private amenity space ensures that it would not detract from the character or appearance of the area. 

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

Core Policy 57 (criterion vii) of the Wiltshire Core Strategy requires that development should not result in unacceptable impacts on the amenities of neighbouring properties. Paragraph 135(f) of the National Planning Policy Framework similarly seeks to ensure a high standard of amenity for existing and future occupiers.

The proposed garden room would be positioned towards the rear of the plot, in proximity to shared boundaries with neighbouring properties at Nos. 17 and 21 High Street, as well as the property to the rear (Elm Lodge). Notwithstanding this relationship, the structure would be of a modest, single-storey scale, with a maximum height of approximately 2.52m, and would be sited at the end of a relatively long garden further reducing its perceived impact.

Given its limited height and domestic outbuilding form, the proposal would not appear unduly dominant or give rise to a harmful sense of enclosure when viewed from neighbouring properties. Furthermore, due to its scale and position, it would not result in material loss of light or unacceptable overshadowing.

In terms of privacy, the proposed openings (including windows and French doors) are located on the east elevation and would serve only the applicant’s private garden area. These would not facilitate direct overlooking of neighbouring habitable rooms or private amenity spaces. As such, no harmful loss of privacy would arise.

Having regard to the above, the proposal would not result in unacceptable impacts on neighbouring residential amenity in terms of outlook, light, privacy, or overbearing effect. The development is therefore considered to comply with Core Policy 57 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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 does not involve any changes to the existing access arrangements and would not increase the intensity of use of the site. Existing parking provision would remain unaltered.

Given the limited scale and domestic nature of the development, it is not considered that the proposal would give rise to any adverse impacts on highway safety or parking provision.

The proposal is therefore considered to comply with Core Policies 57 (xiv), 61 and 64 of the Wiltshire Core Strategy, the National Planning Policy Framework, and the Wiltshire Local Transport Plan.

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.

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 development is located within the residential curtilage of the Grade II listed building known as 19 and 21 High Street and lies in immediate proximity to other Grade II listed buildings, including 15, 17, and 28-30 High Street. Furthermore, it is also situated within the Upavon conservation area. The site is therefore highly sensitive in heritage and conservation terms, requiring consideration to ensure the preservation of the setting of these designated heritage assets and the wider conservation area. 

Notwithstanding this, the proposed garden room would be positioned to the rear of the host dwelling’s garden and would not be readily visible from public vantage points along High Street. The siting within a private garden, alongside its modest single-storey scale and domestic form, is that of subservient outbuildings typically associated with residential curtilages. 

The significance of the listed building is primarily derived from its principal elevation, which includes traditional elements of washed brick construction and thatched roof, whilst the rear elevation has already been altered through the addition of a modern conservatory. In this context, the proposed development would not result in harm to the elements of the building that contribute to its significance, the setting of nearby listed buildings, and the wider conservation area.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the conservation area, the setting of the listed building and the surrounding listed buildings. 

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.

Ecology and Biodiversity Net Gain (BNG) 
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 site lies within the 6.4km buffer of the Salisbury Plain SPA and is within the Hampshire Avon (River Avon) catchment, as noted in the site constraints. However, given the small scale and domestic nature of the development, and the fact that it does not introduce any new overnight accommodation or intensification of use, the proposal would not give rise to any increased pressure on the SPA or the Hampshire Avon catchment, it is not considered to give rise to likely significant effects on designated sites and therefore does not require Appropriate Assessment.

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.

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


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.
