APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02655

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	42 Green Lane, Trowbridge, BA14 7DE

	DEVELOPMENT DESCRIPTION:
	To demolish an existing garage and utility extension and build a new single storey side extension.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL
The proposal seeks planning permission for a single storey wraparound extension. The existing garage building and side extension would be removed to facilitate the build.

SITE DESCRIPTION/CONTEXT
This application relates to a semi-detached dwelling, 42 Green Lane, located within an established residential area in Trowbridge. The host dwelling benefits from an off-road parking area to the front elevation and an attached garage.

The surrounding properties are all similar in style comprising of semi-detached pairs The application site sits within the grey hatched zone of the Trowbridge and Westbury Bat Mitigation Strategy (TWBMS)

PLANNING HISTORY
N/a

RELEVANT POLICIES AND GUIDANCE
Wiltshire Core Strategy:

Core Policy 2 Delivery Strategy
Core Policy 29 – Spatial Strategy for the Trowbridge Community Area
Core Policy 50 – Biodiversity and Geodiversity
Core Policy 57 - Ensuring High Quality Design and Place Shaping
Core Policy 60 – Sustainable Transport
Core Policy 61 – Transport and Development
Core Policy 64 – Demand Management
Core Policy 67 – Flood Risk
Emerging Policy – Wiltshire Local Plan Review
At Full Council on 19 May, the elected members of Wiltshire Council agreed to withdraw the emerging WLP.  It will now be subject to a legal process to finalise its withdrawal - which is likely to happen in July or August (2026).  The said Plan has no material weight for the purposes of the application.
Wiltshire Local Transport Plan 2011 – 2026 (March 2015)
Trowbridge Bat Mitigation Strategy SPD, adopted February 2020
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

Trowbridge Town Council: No objection 
Wiltshire Council Ecology Team: No objection

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 single storey extension would extend from the front elevation along the west side elevation and would align with the existing rear elevation of the host dwelling. The scheme would extend over and forward of the footprint of the existing single storey garage and porch area.  

The extension would employ a pitched roof form and would consist of a pedestrian door and window on the front elevation, a door and windows on the side elevation and window to the rear. The maximum height ridge height of the extension would sit at 4m and would be viewed as a considerate addition to the host dwelling.


[image: ][image: ]
Existing (left) and proposed (right) front elevation

The use of matching materials (brick under concrete roof tiles) with matching UPVC fenestration would ensure the proposal would integrate into the surrounding setting and existing street scene. It is considered that the extension would by virtue of its height, scale and design constitute a complementary addition to the host dwelling that would appear commensurate to the size of the property and plot. 

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. 

[bookmark: _Hlk117241988]All windows proposed would look out over the applicant’s private gardens to the front, side and rear, replicating the existing arrangement of the host dwelling. Therefore, no overlooking concerns are raised.

No concerns are raised in regard to any overbearing or overshadowing impacts to neighbouring occupiers given the single storey nature of the proposal, extending over the footprint of existing built form.  

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.

[bookmark: _Hlk124765201]Impact on parking provision – Core Policy 64 (Demand Management) seeks to manage the demand for vehicle parking and confirms that residential parking standards are to be based on minimum parking standards.
 In order to comply with the Wiltshire Local Transport Plan 2011 – 2026: Car Parking Strategy (March 2015) two on-site car parking spaces would be required for a 3-bed dwelling (standard min. size 2.4m x 4.8m).
[bookmark: _Hlk171692755][bookmark: _Hlk121314802]The proposed scheme would remove the existing garage, therefore 2 off road parking spaces would need to be provided within the front driveway. However, it is considered that sufficient off-street parking for two cars would be provided to the front elevation of the host dwelling, as illustrated by the plan insert below.
[bookmark: _Hlk118202857][image: ]

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.

Ecology Impact 
Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The application site sits within the grey, hatched zone of the Trowbridge and Westbury Bat Mitigation Strategy (TWBMS), therefore due consideration has to be given to the potential disturbance of any bats because of the proposed development.

The Local Authority Ecology team were consulted on the scheme and raised no objections stating ‘The site comprises a detached dwelling in an urban area where it is proposed to construct a new single-storey extension following the demolition of the existing garage. The proposed extension will be similar in footprint and scale to the existing extension and will not impact the existing roof of the main dwelling. The building is of a relatively modern construction, with a streetlight immediately bordering the property. On the balance of evidence, the likelihood of the works impacting a bat roost is considered to be low’

Given the established high density urban residential nature of the location, it is considered highly unlikely that any bats would be affected and significant effects relating to the disturbance to bats can be ruled out. 

 As a precautionary measure an informative would be added to any decision that in event any evidence of bat activity is detected that the applicant should follow the advice of a professional ecologist or contact Natural England.

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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 site of the development is located within flood zone 1 however the Council’s Strategic Flood Risk Assessment indicates that the site is at risk of surface water flooding. The proposed development would be replacing existing built form with only a slight enlargement of the built footprint and as such is unlikely to lead to an increase in flooding. 

Notwithstanding this, officers requested updated plans illustrating how the surface water would be dealt with on the site. Plans were received 11.06.2026 and officers are satisfied that no increase in flooding would arise on the site and that the site would be adequately drained. 

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
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, 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.

Conditions

1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2.The development hereby permitted shall be carried out in accordance with the following approved plans and documents:
Location Plan - Received 24.04.2026
Existing & Proposed Floor Plans & Elevations DWG No 2546-1 Issue 2 - Received 11.06.2026
Proposed Block Plan DWG No 2546-2 Issue 2 - Received 11.06.2026
Existing Block Plan DWG No 2546-3 - Received 24.04.2026
All Plans Received 24.04.2026

REASON: For the avoidance of doubt and in the interests of proper planning.

Informative

There is a very low risk that bats may occur at the development site. Many species of bat depend on buildings for roosting, with each having its own preferred type of roost. Most species roost in crevices such as under ridge tiles, behind roofing felt or in cavity walls and are therefore not often seen in the roof space. Bat roosts are protected all times by the Conservation of Habitats and Species 2017 (as amended) even when bats are temporarily absent because, being creatures of habit, they usually return to the same roost site every year. Planning permission for development does not provide a defence against prosecution under this legislation or substitute for the need to obtain a bat licence if an offence is likely. If bats or evidence of bats is found during the works, the applicant is advised to stop work and follow advice from an independent ecologist or the applicant is advised to follow the advice of a professional ecologist or to contact Natural England’s Batline through the internet.
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