APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02398

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Ashley House, Rivar Road, Shalbourne, Marlborough, SN8 3PU

	DEVELOPMENT DESCRIPTION:
	Erection of a first-floor extension over an existing ground floor element.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a first-floor extension over an existing single-storey extension on the southeast elevation of the dwellinghouse. The extension would feature a hipped roof and several windows on north-east, south-east and south-west elevations. 

SITE DESCRIPTION/CONTEXT

The application relates to Ashley House, located on the edge of Shalbourne's built-up area. The site comprises a modern, large, two-storey detached dwelling of traditional appearance, built of brick, with a rectangular footprint and an existing single-storey extension to the south-east elevation. The property occupies a large plot, benefitting from substantial amenity space and open views over the surrounding countryside. To the front, there is ample off-street parking, including a double garage. The site lies in proximity to several Grade II listed buildings to the north west and north east of the site, known as Homestead (list entry number: 1033983), Stables at the Lynch (list entry number: 1034019) and Barn West of the Lynch (list entry number: 1184536), and the Shalbourne Conservation Area is approximately 60m north west of the site. 

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

· Proximity to several Grade II listed buildings. 
· Flood Zone 1.
· Washed by the North Wessex Downs National Landscape.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	19/11526/FUL - Full planning permission Decision - Approve with Conditions Date: 27/1/2020 – Proposed amendments to the approved application 19/01934/FUL for the erection of a replacement dwelling and garage; with associated parking, turning, landscaping, private amenity space and access. Demolition of existing dwelling and garage. The amendments

	20/01378/DOC - Approval of details reserved by a condition Decision - Approved Date: 20/3/2020 – Discharge of conditions 3, 6, 7 & 8 on 19/11526/FUL

	19/01934/FUL - Full planning permission Decision - Approve with Conditions Date: 23/4/2019 – Erection of replacement dwelling and garage; with associated parking, turning, landscaping, private amenity space and access. Demolition of existing dwelling and garage.



RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 41: Sustainable Construction and Low Carbon Energy 
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 51: Landscape 
· Core Policy 58: Ensuring the Conservation of the Historic Environment 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management


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

Shalbourne 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. 


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 would be constructed using materials to match the existing dwelling, including brickwork, plain clay roof tiles, and timber-framed windows and doors. The extension would adopt a hipped roof form, reflecting the angle and pitch of the host dwelling. Whilst occupying the same footprint as the existing single-storey extension, the proposal introduces an additional storey that aligns with the host property in height and form.

The scheme incorporates a chimney, a new rooflight within the south-east elevation of the host dwelling, and several windows on the south-east, north-east and south-west elevations of the extension. On the north-east and south-west elevations, the proposed windows replicate the proportions and detailing of the host dwelling, comprising multi-pane Georgian-style windows that reinforce the building's established character. In contrast, the south-east elevation incorporates full-height openings. Whilst more contemporary in appearance, these reflect the approach taken within the existing single-storey extension. The inclusion of these larger windows would provide increased natural light and have visual interest when viewing from the exterior. When considered alongside the otherwise traditional detailing, it would not appear incongruous or harmful to the overall character of the property.

Although the increased height of the extension means that it may be more visible from the public highway, and the surrounding open countryside, which has limited screening, the proposal would read as a subservient addition. This is due to its matching materials, roof form, and proportions that closely reflect the host dwelling. The extension would be well integrated with the existing dwelling and would appear in keeping with the character of the area. Accordingly, the proposal is considered acceptable in design terms. 

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

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 development introduces several new window openings. On the roof, this includes a rooflight within the south-east elevation of the host dwelling. At first-floor level of the extension, full-height windows are proposed on the south-east elevation, together with additional window openings on the north-east and south-west elevations. Whilst these elements would provide elevated outlook, the site is in an isolated position with no immediately adjoining neighbouring properties. The outlook from the new openings would be towards open countryside, particularly to the south. As such, there are no concerns regarding loss of privacy.

The proposal would add an additional storey to the existing extension, increasing bulk and height. Given the scale of the development and its relationship with the sun path, there is potential for some additional overshadowing. However, in the absence of neighbouring properties and given the amount of private amenity space, any such impacts would be limited to the application site itself and would not result in harm to neighbouring residential amenity.

In respect of overbearing impact, whilst the extension increases in height, the design assessment notes that the proposal adopts matching materials, a well-related roof form, and proportions that reflect the host dwelling. As such, it would read as a subservient addition, and, given the lack of nearby properties, the proposal would not give rise to any unacceptable overbearing impacts.

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.

No alterations are proposed to the access or parking arrangements. The floor plans show that the number of bedrooms on site would increase from four to five bedrooms. However, the property benefits from substantial off-street parking provision to the front, in addition to a double garage, exceeding Wiltshire’s adopted parking standards. As such, there are no concerns 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.

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 site's most immediate neighbours is significant unlisted building to the north-west known as Apple Tree Cottage, and the application site is no less than 250m away from Grade II listed buildings known as Homestead, Stables at the Lynch, and Barn West of the Lynch, to the north-west and north-east. The site also lies 60m to the south of the Shalbourne Conservation Area. Due to the proposed works being at the south of the property, to the blind side of the nearby significant unlisted heritage asset and Grade II listed buildings and the conservation area, combined with the suitability of the proposed materials and design reflecting the existing character of the host dwelling, the proposed works are expected to have no impact on the setting of heritage assets. As such, by virtue of its scale, design, and use of materials, the proposals are considered to preserve the setting of the listed building and would not result in harm.  

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

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 site lies within the North Wessex Downs National Landscape. The proposed development would comprise a subservient addition to an established residential dwelling and would use materials that reflect the property's traditional character and local vernacular. The site is located on the edge of the built-up area of Shalbourne, and the proposal would not encroach onto the surrounding open landscape. As such, the development would not result in significant harm to the character or scenic beauty 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.


