APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02437

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Manton Estate, Manton Farm House, Downs Lane North To Taylors Court, Marlborough, SN8 4HB

	DEVELOPMENT DESCRIPTION:
	Demolition of existing extension to south elevation and erection of replacement two-storey extension. Erection of garage.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the demolition of an existing extension to the south elevation and the erection of a replacement two-storey extension, alongside the erection of a detached garage. 

SITE DESCRIPTION/CONTEXT

The application relates to Manton Farm House, Manton Estate, situated approximately 1.8 miles northwest of Marlborough. The site is washed over by The North Wessex Downs National Landscape and is located approximately 91 metres to the east of the Scheduled Monument Village Settlement on Barton Down (List Entry Number: 1005588). A Public Right of Way (PRES27) is located immediately to the east of the site.

The host dwelling is a large, two-storey house, located in a relatively secluded, rural location
within the Manton Estate - a racehorse training establishment. The occupation of the dwelling is restricted by an equestrian tie.

A previous application was approved in 2024 under PL/2024/09076 for the demolition of the single storey section of the property and erection of a two-storey extension in the same position of the house as the current proposal, alongside the same proposed garage. This permission remains extant so it presents a planning fallback which will be taken into consideration as part of the current application.

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

· Washed over by the North Wessex Downs National Landscape.
· Located approximately 91 metres away from the scheduled monument Village Settlement on Barton Down (List Entry Number: 1005588).
· Public Right of Way (PRES27) located to the east of the site.
· Located in the open countryside for planning purposes.
· Flood Zone 1.

PLANNING HISTORY

13/03279/VAR - Variation of condition 12 of application K/036070/O - to vary the occupancy for the dwellings concerned to permit the use by those employed or engaged in the care of horses. Approved with Conditions 4th September 2014.

16/12530/VAR - Variation of conditions imposed on consent 72/VS/260 to allow for the occupation of the dwelling by persons solely or mainly working in the locality in the breeding, training or care of horses, or widows or widowers of such a person and to any resident dependants. Approved with Conditions 20th March 2017.

18/06953/FUL - Alteration and extension of existing dwelling to create additional living
accommodation, including guest suites. Approved with Conditions 21st September 2018.

PL/2024/09076 - Demolition of single storey part of house and replacement with two storey addition; separate two storey extension; the erection of a garage. Approved with Conditions 5th December 2024.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· 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

Preshute Neighbourhood Plan 2021-2036

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]Preshute Parish Council: Support.

WC Highways: No comment.

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 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 equestrian 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 equestrian tie condition which limits the occupancy of the dwellinghouse  to a person solely or mainly working, or last working, in the training, keeping or breeding of horses, or in agriculture or forestry in the locality, or a widow or widower of such a person, and to any resident dependants. In this context, the proposal is appropriately considered as 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 would not conflict with the overarching objectives of Core Policies 1 and 2, given that it does not introduce a new residential use but relates to an existing lawful dwelling.

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 equestrian  occupancy condition, and the key consideration is whether the proposed extension would undermine the purpose or effectiveness of that restriction.

Core Policy 48 seeks to ensure that residential accommodation in the countryside remains commensurate with an identified functional need. It is therefore necessary to consider not only the continued compliance with the occupancy condition, but also whether the scale of the proposed extension would result in a dwelling that exceeds what would reasonably be required to support the equestrian enterprise, thereby undermining the purpose and effectiveness of the occupancy restriction.

The applicant has provided a brief statement outlining that the proposed extension would facilitate the creation of additional accommodation to support the operation of the equestrian enterprise, including space for the racehorse owner to oversee and manage the business. Reference is also made to the provision of accommodation for guests; however, this carries limited weight in the absence of clear evidence demonstrating a functional need.

In assessing the proposal against Core Policy 48, regard has been had to the existing scale of the dwelling, the cumulative impact of previous extensions, and the comparable scale of development approved under extant permission PL/2024/09076. 

While the proposal would increase the overall built form, the resulting dwelling would remain broadly comparable in scale, footprint and massing to that approved under extant permission PL/2024/09076. This is a significant material consideration. 

Having regard to the existing size of the dwelling, the cumulative impact of previous extensions, and the fallback position, the proposal would not result in a dwelling of such scale as to appear disproportionate to the needs of the equestrian enterprise or materially weaken the effectiveness of the occupancy restriction.

In line with the previous approval, a condition will be imposed to ensure the property is occupied as a single dwellinghouse, and an informative will be included alerting the applicant’s attention to the equestrian tie on the property.

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 garage has already been permitted under application PL/2024/09076 which remains extant so the acceptability of this element of the scheme has already been established. No alterations to the design, scale or siting are proposed from the previous permission.

The proposal seeks to demolish a larger section of the existing property than the previous proposal, but the resulting built form from the replacements and extension would remain similar in the proposed layout, with the same H-shaped design. The scale would be increased, with the width of the extension increasing from 14 metres to 18 metres; most of the additional width being added to the central core of the extension which would be facilitated by a flat roof section in the centre of the extension. This flat roof would not be perceivable from any public vantage points and would reflect the design of the roof in the main section of the existing property, so this is considered acceptable. The length of the extension would remain the same as the previous proposal.

The biggest change which would result from the new proposal would be the architectural style, which would be altered notably in terms of the elevational appearance. While the form would remain largely the same, the roof would be hipped throughout rather than maintaining the hip-to-gable style roof of the existing property now proposed to be demolished. This would reflect the style of the main body of the dwellinghouse so this is considered acceptable.  The external walling is proposed as brick and flint to match the existing property; this also reflects the materials found in the main dwellinghouse. The positioning and size of the openings would remain largely the same, although the detailing would be altered to include arched brick rubbed arches which again this reflects the style of the main dwellinghouse, so this is also considered acceptable.

A new stone canopy supported by stone columns is also proposed on the east elevation of the existing dwellinghouse; this is in-keeping with the architectural style of the existing property and is considered acceptable.

A condition will be imposed requiring the slate, brickwork, stone and flint to match the existing property in the interest of protecting visual amenity.

Overall, while there would be notable changes to the design of the extensions and replacements of the dwelling, the architectural style and material pallet is of a high quality and would reflect that found on the existing property. While there would be an increase in additional built form, relative to the size of the existing property it is not a significant addition whereby it alters the visual amenity impacts of the scheme.

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. 

Due to the secluded nature of the property, 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.

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 extensions would be contained within the established residential curtilage and read as part of the existing built form of the dwelling. While they would introduce an increase in built form, this would be viewed in the context of the existing property and would not materially alter its relationship with the wider landscape. 

While the current proposal introduces some changes to the architectural approach and increases the width of the extension, the overall footprint, scale and massing remain broadly comparable to that approved under extant permission PL/2024/09076. This fallback position attracts significant weight in the assessment of the proposal.

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.

Heritage Impact

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 situated approximately 91 metres to the east of the Scheduled Monument Village Settlement on Barton Down (List Entry Number: 1005588). The scheduled monument derives significance in part from its relative isolation and its relationship with the surrounding landscape. 

Given the separation distance, the presence of the existing dwelling between the proposal and the asset, and the siting of the extension on the opposite side of the building, the proposal would not alter the way in which the heritage asset is experienced or appreciated. The development would be read in the context of the existing built form and would not encroach upon or compete with the monument’s setting. 

No harm is therefore identified to the significance of the designated heritage asset or its setting. In reaching this conclusion, considerable importance and weight has been given to the desirability of preserving the setting of the scheduled monument.

The proposed development would be located on the far side of the building from the scheduled monument and is of a similar scale and scope to that approved under extant permission PL/2024/09076.

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy.

Highways Impact/Rights of Way

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.

There are no changes proposed to the access and adequate parking for a 7-bedroom property has already been established under the extant permission PL/2024/09076. The current proposal seeks consent for a 6-bedroom property with the same parking provision as the previous proposal, so the current application is also considered acceptable on highways grounds.

Wiltshire Council’s Highways Department has been consulted on the application and have raised no comment. Notwithstanding the absence of objection from the Highways Authority, the proposal has been independently assessed and is considered acceptable.

The proposal is therefore considered acceptable on highways grounds.

The Public Right of Way (PRES27) located to the east of the site has been considered. Given the scale and siting of the proposed development within the established curtilage, and the absence of encroachment or obstruction, the proposal would not adversely affect the use or enjoyment of the public right of way.

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.

[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.

PLANNING BALANCE & CONCLUSION

The proposal would result in a moderate increase in built form within the open countryside; however, this must be considered in the context of an existing lawful dwelling subject to an equestrian occupancy restriction. The development does not introduce a new residential use and would remain functionally linked to the wider equestrian enterprise.

No harm has been identified in respect of residential amenity, highway safety, heritage assets, or the character and appearance of the surrounding landscape, to which great weight has been given. The scale of development is comparable to that approved under extant permission PL/2024/09076, which is a significant material consideration.

In undertaking the overall planning balance, the Council has identified limited harm arising from the increase in built form within the open countryside. However, this harm is afforded limited weight given the proposal relates to an established dwelling and does not introduce a new residential use. 

Significant weight is given to the extant fallback permission (PL/2024/09076), which establishes that a comparable form and scale of development has already been found acceptable. No harm has been identified in respect of heritage assets, landscape character, residential amenity or highway safety. On balance, and having regard to all material considerations, the benefits of the proposal — including the fallback position and continued support for the equestrian enterprise — clearly outweigh any limited harm identified.

The proposed development is considered to be acceptable having regard to 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, highway safety, heritage assets, or the North Wessex Downs National Landscape, to which great weight has been given.

Importantly, the proposal would not undermine the purpose or effectiveness of the existing equestrian occupancy restriction, and the scale of development is comparable to that approved under extant permission PL/2024/09076, which carries significant weight as a fallback position.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Preshute Neighbourhood Plan, and the National Planning Policy Framework.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

