APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03269

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	8 Lowmead, Trowbridge, BA14 8SX

	DEVELOPMENT DESCRIPTION:
	Two storey rear extension, front porch extension, new roof and concrete rendering of existing elevations.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL
The proposal seeks householder planning permission for a two-storey rear extension, remodelling of the existing roof form, a new porch with removal of the existing external chimney and remodelling of the fenestration on the front elevation. 

SITE DESCRIPTION/CONTEXT
This application relates to a detached two storey dwelling, 8 Lowmead, located within an established residential area in Trowbridge. The host dwelling benefits from an off-road parking area to the front elevation and a detached garage, which will be removed to facilitate the build. 

This proposal falls within the Bath and Bradford on Avon Special Area of Conservation for bats and the Trowbridge and Westbury Bat Mitigation Strategy (TWBMS)

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	W/77/00016/HIS - Historic apps 1974 to 1983 Decision - Approved Date: 9/9/1977 – Extension to cottage

	W/98/00300/FUL - Full planning permission Decision - Approve with Conditions Date: 23/3/1998 – Ground floor extensions

	PL/2026/00763 - Householder planning permission Decision - Approve with Conditions Date: 2/4/2026 – Side, rear and porch extension with a new roof



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 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. The said Plan has no material weight for the purposes of the application.

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, subject to no significant adverse impact on neighbouring amenity.

REPRESENTATIONS
Trowbridge Civic Society – “The Civic Society is on the whole supportive of this application. However, we were unsure as to what "concrete rendering" actually meant. A concrete render is likely to be too strong, trapping moisture and prone to hairline cracks. A cement render might be better if made to a weak mix. We wondered what kind of render the applicant had in mind”

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 proposal seeks to remove the garage positioned in the rear garden and remove the porch and chimney from the host dwelling and erect a two-storey rear extension, with reconfiguration of the existing fenestration to the front elevation, to create a double fronted elevation and erect a replacement porch. The existing hardstanding area to the front elevation would be extended to span the full width of the front elevation of the host dwelling. The proposal would remodel the existing roof form, with a new roof; adding a second hip to the front and two gables to the rear.

The proposal is a near duplicate of a previously consented scheme (PL/2026/00763) with the proposed differences relating to fenestration changes and layout of the internal rooms.
The proposal seeks to remove the existing single storey rear extension and erect a two-storey extension over the footprint, that would span the full width of the rear elevation. The extension would employ two gable ends with the roof height set down from the ridge height of the host dwelling. A set of patio doors would be inserted on the rear elevation with ground floor and first floor windows, along with ground floor windows on the east side elevation.
To the front elevation the existing bay windows would be removed, and a central porch area erected.  
[image: ] [image: ]


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

Existing (left) and proposed (right) rear elevation

The applicant seeks to use utilise Sandstone coloured concrete render to all elevations with grey slate concrete roof tiles, and matching white UPVC fenestration, which would be a deviation from the existing materials, however, is considered to be in keeping with the existing materiality of the properties within the immediate area. 

The Civic Society has queried the use of concrete rendering, concerned that it would trap moisture and would be prone to hairline cracks. Officers are cognisant that concrete rendering can cause problems on older buildings, however with modern properties with a functioning damp-proof course and cavity insulation correctly installed, no damp problems occur.

It is considered that the proposed works would by virtue of their height, scale and design constitute complementary additions 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. 

All windows proposed would overlook the applicant’s private residential rear curtilage and existing front driveway, replicating the existing fenestration arrangement. The additional window proposed on the east side elevation would be inserted at ground floor level and serve a bathroom, which would be obscure glazed, therefore no overlooking concerns are raised. 

The proposal seeks to erect a two-storey extension on the rear elevation, extending over the footprint of existing built form. The host dwelling benefits from a detached position and would not increase any additional mass closer to the two adjacent properties to the east and west. Therefore, no overbearing concerns are raised. 

Officers have appraised the potential overshadowing that could be introduced to neighbouring dwellings. However, given the existing two-storey built form present on the rear elevation of the adjacent dwellings, and the orientation of the dwellings, officers raise no concerns in regards any adverse overshadowing impacts.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

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 Bath and Bradford on Avon Special Area of Conservation for bats as well as the grey, hatched zone of the Trowbridge and Westbury Bat Mitigation Strategy (TWBMS) and as this application involves disturbance to the existing roof due  consideration has to be given to the potential disturbance of any bats because of the proposed development.

The proposed development comprises an extension of existing residential development consisting of limited built form close to the existing dwelling. 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.

[bookmark: _Hlk114753147]The application site lies within flood zone 1 so does not trigger a consultation with the Environment Agency. However part of the application site lies within an area with a risk of surface water flooding, which gives rise to concern over ground water and surface water flooding. Therefore, officers need to appraise the scheme to ensure the development would not increase flooding from surface water. 
The proposal proposes increased hardstanding for off-street parking. Therefore, as a precautionary measure in the event of any approval a condition would be added to ensure the proposed development shall not be occupied until works have been implemented to avoid private water from entering the highway, as outlined in Paragraph 181 of the NPPF 2024. 
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 flood risk 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 21.05.2026
Proposed Plans DWG No 2533-1 - Received 01.06.2026
Existing Plans DWG No 2533-2 - Received 21.05.2026
Proposed Block Plan DWG No 2533-3 - Received 01.06.2026
Existing Block Plan DWG No 2533-4 - Received 21.05.2026

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

3.Before the development hereby permitted is first occupied the ground floor window in the east elevation serving the shower room shall be glazed with obscure glass only [to an obscurity level of no less than level 3) and the window shall be permanently maintained with obscure glazing in perpetuity.

REASON: In the interests of residential amenity and privacy.

4. Notwithstanding the submitted details, the proposed development shall not be occupied until means/works have been implemented to avoid private water from entering the highway.
 
REASON: To ensure that the highway is not inundated with private water.



Informative
If bats or evidence of bats are found during the works, the applicant is advised to stop work and follow advice from an independent ecologist or to contact Natural England’s Bat Line through the internet.
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