APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02833

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Churchill, Upavon Road, North Newnton, Pewsey, SN9 6JS

	DEVELOPMENT DESCRIPTION:
	Proposed rear extension and associated internal alterations to achieve additional ensuite bedroom and kitchen/living space.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for a single storey rear extension and alterations to accommodate an additional ensuite bedroom and kitchen/living space. The proposal includes the demolition of the existing garage to facilitate the construction of the extension. The proposed extension will comprise 8no. rooflights (4 on each of the north and south facing roof slopes), one roof light in the flat roof section of the extension, and windows and doors in the side and rear elevations. 

SITE DESCRIPTION/CONTEXT

The application site relates to the property known as Churchill, located within the rural settlement of North Newnton, near Pewsey. The site comprises a modest bungalow constructed of red brick and rendered walls, beneath a tiled roof. The property benefits from a large rear garden and private parking provision to the front and southern side of the dwelling. The dwelling fronts onto the A345 highway, with surrounding development consisting of residential properties located along the western side of the road. These properties vary in character, comprising both single and two-storey dwellings. 

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

· Washed by the North Wessex Downs National Landscape.
· Within the Hampshire River Avon Catchment
· Within the Salisbury Plain – 6400m Buffer 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/74/0054 - Full planning permission Decision - Approved Date: 11/2/1974 – Extension to dwelling.



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 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

North Newnton Parish Council: No objection 

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 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 constructed using render, roof tiles and uPVC windows and doors to match the existing dwelling. The design has been considered to reflect the appearance of the host property, with the roof form continuing the existing height and pitch of the rear roof pitch by extending the gable-ended roofline at the same angle. The existing flat-roof on the southern side would also be continued, resulting in a form that appears a natural extension of the existing building, with only the rear building line projecting further into the garden.

The extension would feature four rooflights on either side of the gable-ended roof and a single rooflight within the flat roof element. On the rear elevation, new bifold doors would be sheltered by an overhanging roof, continuing the gable-ended roof form, while a window would be positioned in a similar location to that on the existing rear elevation. On the south elevation, a utility door, porch and entrance door are proposed, alongside a new window within the extension and an additional window to the existing dwelling. On the north elevation, two new windows are proposed within the extension. The proposed openings and additions align with the character of the existing dwelling and are considered proportionate and in keeping with the property.

Despite extending the rear building line by approximately 7.6 metres and significantly increasing the dwelling's floorspace, the extension is considered acceptable in visual terms due to its single-storey scale, rear siting, and subservient relationship with the host dwelling. The extension would occupy a substantial proportion of the rear width of the dwelling; however, this is mitigated by the generous garden depth and limited public visibility. 

Furthermore, the surrounding area is characterised by a varied pattern of development, including larger-scale properties. In light of the above, the proposal is considered not to harm the character or 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 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 would be sited close to neighbouring boundaries, particularly the neighbouring property known as Franklin sited to the north, which is also a bungalow. Franklin contains a large window on its southern elevation and, given the relatively open nature of the boundary treatment, there may be some limited additional overshadowing at certain times of day. However, as the proposal is single-storey in scale, any impact on light is considered to be minor and would not result in an overbearing relationship. 

To the south, the neighbouring property known as Earlswood is separated from the application dwelling by Churchill's side driveway, resulting in more of a gap between the properties. As such the development is not expected to arise in harmful overbearing or overshadowing impacts. 

Above the ground-floor level, four rooflights are proposed within the pitched roof, with four on either side of the gable, together with another rooflight within the flat roof element. These rooflights would be set at a height that would prevent direct overlooking, typically above 1.7 metres from internal floor level.

At the rear, the proposed bi-fold doors and single window would primarily overlook the property's own private amenity space. To the south, any potential views towards Earlswood from the proposed side door and two windows would be screened by the existing boundary wall serving that property. On the north elevation, the two additional windows may allow views towards the southern window at Franklin. However, such views are already achievable from the rear garden given the relatively open nature of the boundary treatment, and there is already a degree of mutual overlooking between the properties through existing windows. Furthermore, as previously noted, boundary treatments could be erected under permitted development rights, which could limit such views. Taking these factors into account, the proposal is not considered to result in significant harm to privacy. 

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 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 existing access or parking arrangements. The proposal would increase the number of bedrooms from three to four. However, the front driveway can accommodate three vehicles, which accords with Wiltshire Council's minimum parking standards. As such, there are no concerns regarding highways impact.

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, relevant provisions of 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 NPPF requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The site lies within the Hampshire Avon (River Avon) catchment and the Salisbury Plain SPA 6400m buffer. In considering the Habitats Regulations, the Local Planning Authority has assessed whether the proposal is likely to have a significant effect on these designated sites.
Having regard to the scale and domestic nature of the development, and noting that while an additional bedroom is proposed, the development would remain as a single dwelling and is considered not to result in a material increase in wastewater or recreational pressure beyond that typically associated with residential use, the proposal is unlikely to have a significant effect on the River Avon SAC or Salisbury Plain SPA.

Accordingly, the proposal can be screened out of requiring Appropriate Assessment.

The application site is not known to be subject to any statutory nature conservation designations. Having regard to the scale and domestic nature of the proposal, significant harm to biodiversity within the site is unlikely.

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

In accordance with Section 85 of the Countryside and Rights of Way Act 2000, the Local Planning Authority has had regard to the purpose of conserving and enhancing the natural beauty of the National Landscape.

The NPPF requires that great weight is 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, single-storey addition to an established residential dwelling and would use materials that reflect the property's character and local vernacular. The site is located within the rural settlement of North Newnton, and the proposal would not encroach on 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 relevant provisions of the NPPF.

[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.

Overall, the proposal would result in some increase in built form; however, any resulting impacts are localised and limited. These do not significantly or demonstrably outweigh the proposal’s compliance with the development plan when read as a whole.

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.

