APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02239 & PL/02453

	APPLICATION TYPE:
	Householder Planning Permission & Listed Building Consent

	SITE ADDRESS:
	Lavender Cottage, 14 Wilsford, Pewsey, SN9 6HB

	DEVELOPMENT DESCRIPTION:
	Proposed new single storey rear flat roof extension. Removal of existing corrugated roof and replacement with new lead roof.

	RECOMMENDATION:
	That Planning Permission be GRANTED



This report relates to the householder planning application, PL/2026/02239 and the associated listed building application, PL/2026/02453.

PROPOSAL

The proposal seeks planning permission for the demolition of a small, single storey extension, under a lean-to corrugated roof, with an overhang from the rear elevation and the construction of a single storey flat roof extension adjacent, to adjoin the rear elevation.  

It further proposes the removal of the existing corrugated sheet roof over the utility and its replacement with new flat lead roof with timber rolls and changes to existing windows and doors. 

The application has been the subject of revised drawings including:
· Proposed eaves details requested by the conservation officer;
· A further revision to the above plan to correct a spelling mistake;
· Proposed window details plan, resolving a minor discrepancy with the window numbering; and
· Existing and Proposed GA Drawings, correcting a scale bar error.


SITE DESCRIPTION/CONTEXT

The application site relates to a mid-terraced, two-storey, timber framed, painted brick and cream rendered, built cottage, under thatched and corrugated roofs, with a brick chimney stack.  There is a single storey, corrugated lean-to roof extension, with an overhang, on the western side of the dwelling.  The property forms part of a row of three dwellings. There is an open plan garden to the front, with a pedestrian footpath, and the rear garden is enclosed with timber post and rail fencing and mature hedging along the eastern side.  

The rear garden extends into a much larger area at the rear, across the back of No. 13s rear boundary.  

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

· Nos 14 and 15 are a single grade II listed building
· No 13 is also a grade II listed building
· Wilsford Conservation Area
· Sailsbury Plain Special Protection Area 6.4km Buffer Zone
· North Wessex Downs National Landscape
· Open countryside
· Ground Water risk zone – 0.025m-0.5m of the surface 
· Hampshire River Avon Catchment

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	18/06346/FUL – Single storey rear extension – Refused – 19.10.2018

	18/06675/LBC – Single storey rear extension and associated internal alterations – Refused – 19.10.2018

	ENQ/2026/00219 – Single storey rear extension to listed building – Acceptable in its current form and likely to be supported. 


The above applications were refused for the following reason:

The width and rearward projection of the extension (relative to the extension at No. 15) would dominate the historic form of the pair of cottages, and with the low-pitch of the extension roof conflicting with the steep pitch of the existing rear thatched gable and incongruity of the proposed chimney flue, the works would harm the aesthetic value and heritage significance of the listed building (contrary to Wiltshire Core Strategy Core Policy 57 and Core Policy 58). In the absence of any public benefits to outweigh this harm the works would be contrary to the National Planning Policy Framework.

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 67: Flood Risk 

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]Wilsford Parish Council: The Parish Council visited the site.  Designations are noted. 
The Parish Council has reviewed the application and undertook a site visit. It is noted that Lavender Cottage is a Grade II listed building located within the Wilsford Conservation Area. The proposed extension would be constructed over an existing patio area and incorporates glazed elements, including bifold doors, a skylight, and a glazed link to the host dwelling. In this respect, the Parish Council highlights the need to consider the dark skies policies set out under Objectives DE04 and DE05 of the AONB Management Plan (2025–2030).
The site is not considered to be especially visible from Bridleway WILS8 to the south of the village. No objection is raised to the replacement of the upper floor windows with heritage flush casement, side-hung units, nor to the replacement of the corrugated metal roof with lead and rolled wood. The removal of the existing lean-to structure is also supported.
However, the Parish Council notes that the proposed paint colour has not been specified and therefore cannot be commented upon. It is also highlighted that there are inconsistencies between the general arrangement drawings and the window details document, which require clarification.
Overall, the Parish Council raises no objection to the proposal, subject to conditions. It requests that during construction the highway, including The Street, remains unobstructed by contractors’ vehicles, and that any damage to road edges, verges, or banks arising from the works is repaired promptly at the applicant’s expense. Additionally, the Parish Council defers to Wiltshire Council for the resolution of outstanding information requirements. 
Conservation Officer: No objections.  Main comments set out below in the relevant section.

Archaeology Officer: No comments.


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 and heritage impacts

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.

Core Policy 57 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.

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 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 single storey rear extension will be constructed from a timber frame with matching cream rendered walls to the main dwelling, under flat roof construction, with two sections of modern flat roof glazing panels.  The rooflights will be framed in powder coated aluminium.  On elevation, these project slightly above the profile of the roof, which will be covered in lead.  Dark grey aluminium windows and doors are proposed in the southern rear and western side elevation.  

Existing windows EX01 and 02 will be removed and replaced with Heritage, flush casement, side hung, painted, timber frame windows.  The agent has confirmed on an email that these will be finished in white, to match those existing.  This clarifies a question from the Parish Council.  The existing modern door in the rear elevation will be removed and the opening altered to form a traditional window, in the same design and materials as above. The new section of walling will be rendered to match the existing, this will be conditioned. 

The proposed extension will be a relatively modest addition and will remain subordinate to the main dwelling.  It will be built from appropriate traditional materials, including the replacement roof material to the utility.  The gaps maintained between the extension and the neighbouring dwellings, together with the flat roof construction, will reduce the overall visual massing of the extension, against the backdrop of the dwelling and the row of properties. 

The Council’s Conservation Officer has made the following comments:

“Previous applications 18/06346/FUL/ and 18/06675/LBC followed a pre-application 17/02400/PREAPP.  Those applications sought to address some of the concerns raised by my colleague at pre-application stage, but not in a satisfactory fashion and they were refused”. 

“The current proposal is similar in some respects but differs in several significant ways. The listed building is timber-framed, and this is evident in the north front gable, but the southern gable has been rendered or possibly rebuilt in the later C20: its form and thatched covering do preserve its essential historic character”.

“No works are proposed within the existing building. 14 and 15 together form a single listed building. and a monopitched extension has been built to the rear of 15. The junction of the extensions of both buildings was also a factor in the refusal”.

“The small corrugated roofed lobby is of no historic interest. The utility area, which sits outside of the gabled N-S block in the corner with 15 and, has a corrugated roof, is to be reroofed.  This would raise no concerns, and the nature of the setback between the extensions of 15 and 14 would be much improved from the previous scheme”. 

“The extension to 14 is also shown with a dogleg at a point level with the rear of 15's extension, so that it increases the separation further, and makes for a less obtrusive addition to the rear as a whole occupying about half the width of the garden”. 

“The roof is also revised, from an uncharacteristically shallow dual-pitched roof to a flat roof, with glazed panels at the junction with the rear gable. Although this is of course also untraditional, it is shown as lead with rolled joints and would be much less jarring and, subject to carefully considered eaves detailing, would cause no real harm to the character or views of the listed building”. 

An eaves detail as requested above has been provided during the application.  The Conservation Officer has been re-consulted and has not provided any additional comments.  Therefore, it is considered to be acceptable and negates the need for a pre-commencement condition.

“I note that there is a mix of windows to the rear elevation, none of which appears to be authorised, and the proposal for their replacement with more traditionally detailed versions is welcomed - the detail drawings provided show flush timber casements with real glazing bars and slim double-glazing, all in accordance with the HE guidance on window replacement”. 

“The extension would be visible from the rear garden of both of its listed neighbours but should not be unduly prominent in either and will preserve their setting along with the character of the Conservation Area, in line with the aims of sections 16a and 66 and 72 of the Planning Listed Buildings and Conservation Areas Act 1990, the NPPF and CP58”.

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.

Having given considerable importance and weight to the statutory duties under sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, it is concluded that the proposal would preserve the special architectural and historic interest of the listed building, the setting of adjacent listed buildings, and the character and appearance of the Wilsford Conservation Area. The works would result in no harm to the significance of these designated heritage assets. Accordingly, the proposal accords with Core Policy 58 of the Wiltshire Core Strategy and Chapter 16 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. 

It is noted that due to the position, of the proposed rear extension, set in from both the shared boundaries to the east and west by a sufficient distance; its single storey height and flat roof construction, with a similar length of projection to the rear extension at No. 13, this element of the proposal is not considered to cause any significant harm to neighbour amenity in terms of causing any loss of light; overbearing impact; or any loss of privacy.  This is particularly the case as the proposed door in the western elevation of the extension will face the blank, flank elevation of No. 15s rear extension.  It is noted that the applicant could plant additional hedging along the existing western fenced boundary treatment, to provide additional screening.  This does not require planning permission.  It is noted that there are no objections received from the occupiers of the adjoining properties.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

Archaeological Significance

Numbers 14 and 15 are shown on the Council’s record to be the subject of archaeological significance.  However, No 15 next door to the west side has a single storey rear extension and the application site has a patio immediately adjacent to the rear elevation of the dwelling, with some engineering operations to create a patio at finished floor level with the main dwelling, with low level retaining walls supporting the rear garden at an elevated ground level by comparison.  Therefore, as the area to the rear of the application site and the neighbouring property have already been disturbed, the likelihood of there being any areas of archaeological significance is diminished.  It is noted that the Council’s Archaeologist has provided a ‘no comment response’, therefore underpinning the above. 

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.
The comments made by the Parish Council in relation to: 
The proposed extension would be constructed over an existing patio area and incorporates glazed elements, including bifold doors, a skylight, and a glazed link to the host dwelling. In this respect, the Parish Council highlights the need to consider the dark skies policies set out under Objectives DE04 and DE05 of the AONB Management Plan (2025–2030).  
While the Parish Council’s reference to dark skies policy is noted, the limited extent of roof glazing, its orientation, partial screening by the host building, and the contained village setting mean that the proposal would not give rise to unacceptable light spill or harm to the special qualities of the North Wessex Downs National Landscape.

It is agreed that the Public Right of Way WILS8, recorded as a bridleway, which runs from east to west to the rear of the site, will provide limited views of the proposal due to the separation distance between the two of 233.5m.  

The proposal, by virtue of its scale, siting, being well contained within the rear garden and seen within the built form of the hamlet of Wilsford, and the 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.

Drainage and Flood Risk 

Core Policy 67 of the Wiltshire Core Strategy and paragraph 181 of the NPPF requires that all new development avoids increasing flood risk on-site or elsewhere and, where appropriate, incorporates sustainable drainage measures. Development must also comply with national policy on flood risk management and drainage design. Paragraph 176 (via footnote 62) of the NPPF states that householder development should not be subject to the sequential test, nor the exception test.

The Council’s records show that the site is within a ground water risk zone, with ground water levels between 0.025m to 0.5m below the grounds surface.  This is supported on the submitted Groundwater Emergence map.  The flood map shows that the site lies outside of flood zones 2 and 3 and the annual likelihood of flooding is 1 in 1000.  The flood resilience measures set out within the submitted Householder Flood Risk Assessment are considered appropriate to the site’s groundwater context and will be secured by condition to ensure effective implementation. These include:

· Flood boards to prevent water ingress to the building
· Electrical sockets to be raised a minimum of 400mm above floor level
· Flood resilient finishes/materials
· Self-closing air bricks/non return valves on drainage to be fitted

The proposal therefore complies with Core Policy 67 of the Wiltshire Core Strategy and the policy in the NPPF, ensuring that flood risk is not increased and that surface water drainage is appropriately managed.

Other issues

No. 13 next door is edged in blue on the submitted Location Plan, showing that the applicant is also the owner of this neighbouring property.  

An informative will draw the applicant’s attention to the concerns raised by the Parish Council in relation to the public highway to the front of the application property remaining free from obstruction from work and construction vehicles during the construction phase of the development. This recommendation should avoid damage to the edges of carriageway arising from the works.  

[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

In reaching this recommendation, the Council has given considerable importance and weight to the statutory duties under sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the desirability of preserving the listed building, its setting, and the character and appearance of the Conservation Area.

The proposal has been carefully assessed in light of the previous refusals on the site and the sensitivities arising from the listed building status, Conservation Area designation and location within the North Wessex Downs National Landscape. For the reasons set out above, it is concluded that the development would result in no harm, or at the lowest end of less than substantial harm, to the significance of the listed building, the setting of adjacent heritage assets, or the character and appearance of the Conservation Area.

Any such limited heritage impact is afforded great weight but is clearly outweighed by the public benefits of the proposal, which include the removal of an unsympathetic existing extension, the introduction of a more modest and subordinate form of development, improved detailing and materials, and the overall preservation of the significance and setting of the heritage assets.

When taken as a whole, the proposal represents a sensitive and proportionate form of development which accords with Core Policies 57 and 58 of the Wiltshire Core Strategy and Chapter 16 of the National Planning Policy Framework. The planning balance therefore weighs in favour of the proposed development.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.





