APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02429

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	62 Swan Meadow, Pewsey, SN9 5HP

	DEVELOPMENT DESCRIPTION:
	Proposed 2 storey side extension and single storey front extension, internal alterations and associated works.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the removal of the existing oil tank behind the garage and the construction of a two-storey side extension and a single storey front extension. 

The application has been revised to include changes to the existing plans, now showing the existing parking arrangement and the revised plans now correctly show the set down of the roof of the proposed two-storey side extension on the front elevation and a proposed parking layout has been added.

SITE DESCRIPTION/CONTEXT

The application site relates to a two-storey, link detached (by garaging), tiled dwellinghouse, with flat roof dormers to the front and rear, with a front porch, including a roof canopy over the main entrance door. The dwelling has an associated, attached single garage, adjoining the western elevation.  The front garden is open plan, with a parking bay in front of the garage and the rear garden is enclosed with fencing. 

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

· North Wessex Downs National Landscape; is within the setting of the conservation area; and is within the Hampshire River Avon Catchment


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	None.




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 61: Transport and New Development
· Core Policy 64: Demand Management
· Core Policy 67: Flood Risk 

Pewsey Neighbourhood Development Plan (NDP) 2006 - 2026

Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 

The Wiltshire Local Transport Plan 2016 - 2026: Car Parking Strategy (March 2015) 

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Pewsey Parish Council: Support the application. 

Highways (Informal consultation): No objections.


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

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 two-storey side extension will involve the conversion of the existing garage to living space and the construction of a two-storey extension behind the garage, with part of the first floor extending over existing single storey garage.  The construction of a single storey front extension is proposed, under a lean-to roof, with a gable roof over the front door.  This will infill the recess created by the forward projecting garage, extending the remaining width of the main dwellinghouse.  It will be built up to and in line with the existing, front building line of the garage.  

The external materials of the extensions will match those existing, with matching white render to the walls, clay, profiled tiles to the roof and matching upvc dormers and windows.

The proposed two-storey side extension will be set down from the main ridgeline over the existing dwelling, the rear elevation will be setback behind the existing rear building line, and the front extension will be single storey.  Therefore, the proposals present subordinate, appropriately designed additions to the dwellinghouse, using appropriate, matching materials.  

The design will further be in keeping with other properties within the street, which include roofs being set down from existing ridgelines, where dwellings form a terrace arrangement.  There is also an established precedent for this form of development at No. 67 Swan Meadow, approved under K50704/F, for a two-storey side extension, with single storey addition and No. 58, with a first-floor extension, set below the ridge, under K/15623.  In view of this, the proposals will not cause any harm to the character and 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

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 two-storey extension behind the existing garage will be set back from the existing rear building line of the dwellinghouse by approximately 1m and will be built adjacent to the existing parapet wall forming part of the adjoining neighbour’s rear garage at No. 61, to the west.  Due to its position, it will not cause any harm to these occupiers reasonable living conditions in terms of loss of light or overshadowing, as their adjoining single garage to the applicants, which extends beyond the rear elevation of their property, will provide a sufficient separation distance.  

Furthermore, it will not result in any overlooking of this neighbouring property, from the proposed new bedroom, as there are no windows proposed above ground floor ceiling level in the western side elevation of the proposed two storey extension and this neighbour’s eastern gable end (No. 61) is a blank flank wall at first floor level.  In view of this, it is not necessary to remove the Permitted Development rights allowing window(s) to be inserted above ground floor ceiling level in the western side elevation of the proposed two-storey extension.

The proposed front extension will be single storey and sufficiently separated from the adjoining neighbouring properties by the gap provided by the link garaging, preventing any overshadowing or loss of light.    

As the extensions will be built up to the adjoining properties at No. 61 and 63 and may impact on their party walls with the adjoining garages, it is noted below that certificate B has been signed to manage this and an informative, will draw the applicant’s attention to the fact that the planning permission does not allow the applicant to build on land outside of their ownership. 

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.

The existing plans were revised to show the existing parking arrangements including 2 parking spaces, one in the single garage and one in front of the garage, albeit, slightly overhanging the footway.  

As the conversion of the existing garage to living space, displaces one of the existing two spaces and the proposal will result in an additional 4th bedroom, the Wiltshire Parking Standards requires 4+ bedroom properties to have 3 parking spaces.  

In line with the Highways Officer comments, the agent was asked to remove the front extension to allow the additional car parking spaces to comply with the required length of 4.8m.  This was resisted and the Highways Officer agreed to the two additional parking spaces forward of the front extension, accepting that the length available would only be approximately 3.8m and parked vehicles would overhang the footway, similar to the existing car parking space in front of the garage.  Whilst the proposed parking spaces fall below the standard depth, it is considered that, having regard to the cul-de-sac location, limited pedestrian activity and existing on-street parking availability, this represents an acceptable departure from the adopted standards and would not result in a material harm to highway safety.

Therefore, 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.

As the proposed driveway extension to provide the additional car parking spaces is shorter in length, a planning condition will ensure that the area is surfaced in a consolidated material to prevent gravel discharging onto the highway. 

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 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.

It is noted that the proposed development will be located within the setting of the Pewsey Conservation Area Boundary, which forms the northern side of Raffin Lane to the rear of the property and the wider estate.  However, the road provides a sufficient separation distance from the proposed development, and the proposed external materials are acceptable, as they match those on the existing dwellings within the estate.  As such, the proposals will not have any impact upon the setting of the designated heritage asset. 

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the setting of the conservation area.  It would not result in harm to the significance of any heritage asset. 


In accordance with Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, special attention has been given to the desirability of preserving or enhancing the character and appearance of the Conservation Area. For the reasons set out above, the proposal would preserve the setting of the Conservation Area. 

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Sections 72(1) 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 189, 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. Given the modest scale of the proposal and its location within an established residential curtilage within the built-up area of Pewsey, the development will not result in harm to the natural beauty or scenic qualities of the area.

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 189 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 existing manhole will be retained behind the proposed two-storey side extension and some new soil pipes are proposed. 

Details of the surfacing of the driveway extension have not been provided in relation to whether it will comprise a permeable or non-permeable surface.  However, this will be managed with a planning condition to ensure that surface water is properly drained and does not discharge onto the public highway. 

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

It is noted that certificate B has been signed and the requisite notice served on the occupiers of the adjoining neighbours at Nos 61 and 63, to reflect that the proposed extensions will be built up to and may affect the party wall between these dwellinghouses.  

[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.

