APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01820

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	The Lodge, Church Farm, Church Road, Stanton St Bernard, Marlborough, SN8 4LJ

	DEVELOPMENT DESCRIPTION:
	Two-storey side extension and new boundary wall.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a two-storey side extension and new boundary wall.

SITE DESCRIPTION/CONTEXT

The application relates to The Lodge, Church Farm, Church Road in Stanton St Bernard, Marlborough. It is a two-storey, detached dwelling consisting of brick exterior walling under a hip-to-gable slate tile roof. It was approved as an agricultural worker’s dwelling tied to Church Farm under K/40857 and remains as such. The site is located on the outskirts of Stanton St Bernard, with the immediate area being characterised largely by agricultural buildings associated with Church Farm. 

The site is located in proximity to two Grade II listed buildings: Church of All Saints (List Entry Number: 1365968) and Church Farmhouse (List Entry Number: 1033724)

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

· Located in proximity to two Grade II listed buildings.
· Washed over by the North Wessex Downs National Landscape.
· Public Right of Way (SSTB1) runs immediately to the south of the property.
· Groundwater levels at or very near the ground surface.
· Part of the site is located in Flood Zones 2 and 3.
· Located in the open countryside for planning purposes.

PLANNING HISTORY

K/39564 - Demolition of redundant open storage building and erection of workers dwelling house. Approved with Conditions 26th July 2000.

K/40857 - Demolition of redundant farm building and erection of workers dwelling. (amendment to K/39564). Approved with Conditions 6th April 2001.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 14: 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 58: Ensuring the Conservation of the Historic Environment 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management
· 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]Stanton St Bernard Parish Council: No objection.

Highways: No objection.

Drainage: No comment.

Rights of way: No comments received at the time of writing.

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. 

Principle of Development

In most householder applications, the principle of development is not a matter for detailed assessment, as the residential use of the site is already established and the proposal typically involves minor works within the curtilage of a lawful dwelling.

However, in this instance, it is necessary to consider whether the proposed development is acceptable in principle due to the existing agricultural tie on the dwellinghouse.

Core Policies 1 (Settlement Strategy) and 2 (Delivery Strategy) of the Wiltshire Core Strategy establish the overarching spatial framework for development, directing new residential development towards defined settlements and applying a general restraint to development in the open countryside. The application site lies outside any defined limits of development and is therefore located in the countryside for planning purposes. However, the proposal does not seek to introduce a new residential use, as the dwelling is already lawfully established and subject to an agricultural occupancy condition. In this context, the proposal is appropriately considered as minor development within the curtilage of an existing dwelling, and its acceptability in principle turns on whether it would conflict with the objectives of the settlement strategy or undermine the purpose of the existing occupancy restriction. Subject to this consideration, the proposal is capable of being assessed as compliant with Core Policies 1 and 2.

In addition to Core Policies 1 and 2, Core Policy 48 of the Wiltshire Core Strategy is relevant, as it provides the policy framework for residential accommodation required to support agricultural employment in the countryside. In this case, the dwelling is already subject to an agricultural occupancy condition, and the key consideration is whether the proposed extension would undermine the purpose or effectiveness of that restriction.

By request of the case officer, the applicant has provided a brief statement outlining that the dwelling is still an agricultural worker’s dwelling and has been in continuous use by a part-owner of Church Farm and their family. They have clarified that the proposed extension would not increase the number of bedrooms on site and the application only seeks to create a modest increase in the living accommodation due to the evolving needs of the family.

While the applicant refers to the evolving needs of the family, it is noted that personal circumstances in themselves are not determinative in planning terms. The key consideration is whether the proposal would undermine the purpose of the existing agricultural occupancy condition, which is to ensure the dwelling remains available to meet an identified functional need within the agricultural holding.

In this case, the submitted information confirms that the dwelling continues to be occupied in accordance with the existing agricultural occupancy condition. The proposed extension would be modest in scale, would not increase the number of bedrooms, and would not materially increase the scale or market attractiveness of the dwelling. The proposal would not alter the functional relationship between the dwelling and Church Farm, nor would it undermine the purpose or effectiveness of the agricultural occupancy restriction, which is to ensure the dwelling remains available to meet an identified agricultural need. On this basis, the proposal is not considered to conflict with the objectives of Core Policy 48 or the wider settlement strategy.

On this basis, the proposal is considered acceptable in principle, subject to detailed assessment of its design, amenity, landscape and other material planning considerations, as set out below.

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 extension would be sited on the eastern side elevation of the property; it would extend approximately 2 metres out from the side of the property to align with the existing single storey section on the same elevation of the property which already projects beyond the main body of the dwellinghouse. The extension would act as a continuation of the main body of the dwellinghouse, with the same hip-to-gable style roof set at the same pitch with the same ridgeline as existing. The new openings on the north-east elevation of the property would generally align with the style of the existing openings on the property. A new ground floor door would be included in the north-west elevation of the property; this would have no material impact upon the visual amenity of the street scene. The external walling of the extension is proposed as brickwork to match existing and the roof is proposed as slate, also to match existing.

The extension would result in the loss of symmetry within the north-west elevation which is visible upon the street scene despite its nature as the rear elevation; while this is not ideal, the loss of symmetry in the rear elevation would not result in any material harm to the visual amenity of the street scene.

The existing fence on the north-eastern boundary is proposed to be replaced with a brick wall; this would have a wavy top which is somewhat unique but is not considered materially harmful to the visual amenity of the street scene. Specifications of the brickwork to be used in the boundary wall were not originally provided within the application so clarification has been provided via email that the wall would consist of the same brick and bonding as the main house; this will be conditioned for the avoidance of doubt and in the interest of protecting visual amenity.

Overall, the proposed works are relatively modest and would maintain the same material palette and architectural style of the existing property. While there would be a loss of symmetry on the rear elevation, the visual appearance of the property within the street scene would not be significantly altered by the proposed works.

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.

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.

In reaching this conclusion, considerable importance and weight has been given to the desirability of preserving the setting of the nearby listed buildings, in accordance with Section 66(1) of the Act.

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 is located within proximity to two Grade II listed buildings, with the site being particularly visible within the setting of Church of All Saints (List Entry Number: 1365968). As discussed in the previous visual amenity section, the proposed works are relatively modest and would generally be in-keeping with the architectural style of the existing property. The proposed alterations to the north-eastern boundary treatment would see a close-board fence replaced with a brick wall to match the main dwellinghouse, so while the design is somewhat alternative with the incorporation of a wavy-topped wall, the replacement would be considered to have either a neutral or positive impact upon the setting of the nearby listed buildings.

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

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. 

Due to the property’s isolated location in relation to any residential properties and the modest nature of the proposal, there are no concerns raised regarding residential amenity. There is no risk of any overlooking, overshadowing, or overbearing impact arising as a result of the proposed works.

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, parking arrangements, or number of bedrooms on site. There are therefore no concerns raised regarding highways impacts.

Wiltshire Council’s Highways Department has been consulted on the application and has raised no objection.

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.

The proposed works are limited to a relatively modest extension to an existing dwellinghouse within the established residential curtilage and a replacement boundary treatment of a similar height to existing. Given the modest nature of the proposals and the lack of encroachment into the open countryside, the proposed works would not give rise to any materially harmful landscape impacts.

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.

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.

Groundwater levels within the site are at or very near the ground surface and part of the site is located in Flood Zones 2 and 3, although the house itself and the proposed extension would not be located within the flood zones.

The application has been submitted with a Minor Flood Risk Assessment outlining mitigation measures to minimise flood risk associated with the proposed works. The mitigation measures include electrical sockets being raised a minimum of 400 mm above floor level and the use of self-closing air bricks/non-return valves on drainage to be fitted.

Wiltshire Council’s Drainage Department has been consulted on the application and has raised no comment.

Given the relatively minor amount of additional built form proposed, the siting of the dwelling and the proposed extension outside Flood Zones 2 and 3, and the mitigation measures set out within the submitted Flood Risk Assessment, the proposal would not increase flood risk on site or elsewhere. Adequate provision for flood risk mitigation has therefore been demonstrated, subject to compliance with the submitted details.

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.

[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 the overall planning balance, the proposal is found to result in no material harm to the character of the countryside, the National Landscape, the setting of nearby listed buildings, residential amenity, highway safety, or flood risk. The development would not undermine the purpose of the existing agricultural occupancy condition. There are therefore no material considerations which indicate that planning permission should be withheld.

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 conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.
