APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03222

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Lavender Cottage, 58 Easton Royal, Pewsey, SN9 5LY

	DEVELOPMENT DESCRIPTION:
	Proposed single storey rear extension

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a small single-storey rear extension to provide a downstairs WC. The works would be located to the rear/northeast elevation, associated with the existing rear outshut, and would include associated internal access and service connections as shown on the submitted plans.

SITE DESCRIPTION/CONTEXT

The application relates to Lavender Cottage, 58 Easton Royal in Pewsey. It is a Grade II listed building (List Entry Number: 1035991) located within the Easton Royal Conservation Area. One of a pair of cottages, the building is a traditional vernacular brick, chalkstone and thatched cottage, with incorporated thatched outshut to the rear, with a short catslide roof. The siting is relatively discreet, with the cottage being accessed via a private driveway whereby it is not particularly visible upon the street scene. To the north, east and south of the property lies other residential dwellings, and to the west lies open countryside.

The statutory listing of the property is as follows:

EASTON ROYAL EASTON ROYAL (west side) SU 26 SW 2/210 Littleover Cottage and attached dwelling Nos 56 and 58) II 

Two cottages at right angles to road. C18. Colourwashed brick and chalkstone, thatched roof. Single storey and attic, 3 bays. Littleover Cottage occupies the two eastern bays with a central stack and two C20 glazed doors, one with thatched canopy. Leaded paned windows including 2 flush dormers. Roof half hipped. Second cottage occupies the western bay with a single storey gable lean-to. Boarded door in C20 glazed porch. Three-light timber windows to ground floor, 2-light paned flush dormer. Stack on party wall and roof hipped. Outshut to rear, extending across west bay of Littleover Cottage. Interior not seen.

Listing NGR: SU2076161048

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

· Grade II listed building (List Entry Number: 1035991)
· Located within the Easton Royal Conservation Area.
· Washed over by the North Wessex Downs National Landscape.
· Located in the open countryside for planning purposes.
· Located in an area susceptible to Ground Water Flooding.
· Flood Zone 1.

PLANNING HISTORY

K/12793/L – Installation of soil vent pipe in rear corner of cottage. Approved with Conditions 27th September 1988.

K/20709/L – Erection of replacement porch. Approved with Conditions 18th October 1993.

PL/2021/10918 - Certificate of lawfulness for proposed siting of a mobile home as an annex to main dwelling. Approved 28th February 2022.

PL/2022/06489 - Replacement of two existing outbuildings within the rear garden at No. 58 Eastern Royal. Approved with Conditions 18th November 2022.

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 

Easton Royal Conservation Area Statement September 2004

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]Easton Royal Parish Council: No objection.

WC Conservation: No objection subject to conditions.

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 and heritage impact

Core Policy 57 (Ensuring High Quality Design and Place Shaping) of the Wiltshire Core Strategy requires development to achieve a high standard of design, responding positively to local character and the historic environment. Proposals should demonstrate how they conserve and enhance heritage assets and integrate with their surroundings in terms of layout, form, scale, materials and detailing.

From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Buildings and Conservation Areas) Act 1990. 

Section 66 requires that special regard is given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

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 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 significance of the Grade II listed building is principally derived from its early 18th-century vernacular form, colourwashed brick and chalkstone construction, thatched roof, chimney, traditional fenestration, historic plan form and contribution to the rural character of the Easton Royal Conservation Area. The proposed works would be located on the rear elevation/outshut, which is a secondary and less publicly experienced part of the asset, although it still forms part of the listed building and contributes to its significance.

The proposed extension would be sited to the rear of the property within an existing corner of the building, functioning as an infill addition. The rear elevation of the extension would align with the existing rear elevation, whilst the side elevation would be set back from the existing side wall. The extension would be constructed with a lean-to style roof, reflecting the pitch of the existing roof whilst sitting lower than the main roof slope. As such, the proposal would comprise a modest and subordinate addition that would remain clearly subservient to the host building and reflect its established architectural character.

The roof is proposed to be finished in slate tiles. Whilst differing from the existing thatched roof covering, slate is considered an appropriate traditional material that would ensure the extension remains visually distinct as a later addition whilst respecting the character of the listed building. The external walls are proposed as painted brickwork to match the existing building and are considered acceptable in design and appearance. The applicant has confirmed that the existing window is to be carefully removed and reinstated within the proposed extension. The retention and reuse of this existing feature is welcomed and assists in preserving the character and historic fabric of the building.

The physical intervention to historic fabric would be limited to the formation of the internal access opening within the existing rear outshut, incorporating the existing window opening. On the basis of the submitted revised details, the loss of fabric would be confined to a small area of wall below the existing window cill, with no new opening formed through the principal range of the listed building. Officers therefore consider that the intervention would be limited, localised and proportionate, affecting a secondary part of the asset rather than the principal elevations, thatched roof, chimney stack, historic fenestration or principal plan form.

The Conservation Officer has reviewed the proposal and raised no objection, advising that the extension represents a modest and sympathetic addition to the listed building. The Conservation Officer is satisfied that the proposed works would preserve the significance of the listed building and would not harm the character or appearance of the conservation area. They have requested conditions requiring joinery details for the new window, brickwork to match existing, and guttering to be cast metal finished in black. The agent has confirmed the existing window will be re-used in the development following the request for the joinery condition, so this is no longer necessary; the brickwork and rainwater goods conditions will be included as part of the approval in the interest of protecting heritage assets.

Overall, the proposed development comprises a modest addition to the property which, by virtue of its siting to the rear, would have little visibility within the public realm and would preserve the character and appearance of the street scene. The proposal would also represent a sensitive addition to the listed building that preserves its special architectural and historic interest.

Having given considerable importance and weight to the desirability of preserving the listed building, its setting and special interest, as required by Section 66 of the Act, and paying special attention to the desirability of preserving the character and appearance of the conservation area under Section 72(1), officers conclude that the proposal would preserve the significance of the designated heritage assets. No harm to the significance of the listed building, conservation area or any other heritage asset would arise.

The proposal is therefore considered to comply with Core Policies 57 and 58 of the Wiltshire Core Strategy, Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, the relevant provisions of Chapter 16 of the NPPF, 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. 

Given the single-storey scale of the extension, its rear siting, limited projection and relationship with neighbouring land, the proposal would not give rise to unacceptable loss of light, overshadowing, overbearing impact or loss of privacy. No new first-floor openings are proposed, and the extension would be read as a modest domestic addition within the existing residential curtilage. The proposal therefore accords with Core Policy 57 insofar as it seeks to safeguard residential amenity.

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 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. The proposed extension would be small in scale, located within the established residential curtilage and attached to the rear of the existing dwelling. It would not extend built form into the open countryside, affect long-distance views, or harm the special qualities or scenic beauty of the National Landscape. The proposal therefore complies with Core Policy 51 of the Wiltshire Core Strategy and the relevant National Landscape provisions of the NPPF.

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 187 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 site is within Flood Zone 1 but is identified as being susceptible to groundwater flooding. A Minor Flood Risk Assessment has been submitted, identifying flood resilience measures including raised electrical sockets and flood-resilient materials/finishes. Given the modest scale of the extension, and subject to compliance with the submitted flood risk mitigation details, the proposal would not increase flood risk on site or elsewhere. Adequate provision for flood risk mitigation has therefore been demonstrated, subject to compliance with the submitted details.

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 proposal would provide a modest and functional rear WC extension to the existing dwelling. Subject to conditions securing the approved drawings, materials, rainwater goods and flood risk mitigation, the development would be acceptable in respect of design, residential amenity, heritage, landscape and flood risk. Having had special regard to the desirability of preserving the listed building, its setting and special interest, and special attention to preserving the character and appearance of the Conservation Area, the proposal is considered acceptable in accordance with the Wiltshire Core Strategy, the Easton Royal Conservation Area Statement, the Wiltshire Design Guide, the NPPF and all other material considerations.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.
