APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02384

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Dog House, Clench Common, Marlborough, SN8 4DX

	DEVELOPMENT DESCRIPTION:
	Erection of free standing greenhouse

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for Victorian-style free-standing greenhouse within the site's curtilage. It would be single storey with traditional design features, measuring at approximately 3 meters height, 5 meters in length and 2.5 meters in width.

SITE DESCRIPTION/CONTEXT

The application relates to Dog House, a detached dwelling located within the open countryside on the outskirts of Marlborough. The property comprises a substantial two-storey dwelling of traditional rural character, finished in white render beneath a pitched tiled roof. Access to the site is provided via a long private driveway which serves the dwelling and an associated detached garage. The property is set within a large residential curtilage, benefitting from extensive private amenity space and open views of the surrounding countryside. The site is relatively isolated, with no immediately adjoining residential properties.

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

· Washed by the North Wessex Downs National Landscape.
· Flood Zone 1.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	E/2011/1470/FUL - Full planning permission Decision - Approve with Conditions Date: 19/12/2011 – Replacement garage block and two storey extension to existing dwelling

	K/14619 - Full planning permission Decision - Approve with Conditions Date: 22/8/1989 – TWO STOREY EXTENSION TO COTTAGE

	K/84/1106 - Full planning permission Decision - Approve with Conditions Date: 25/2/1985 – Widening of access and erection of 3 meter high fence

	PL/2024/01067 - Householder planning permission Decision - Approve with Conditions Date: 13/3/2024 – Removal of existing conservatory, increasing existing extension on the West elevation. Addition of second extension on the West elevation and porch on the East Elevation.  Change of window to door on East Elevation.  Replacement of all windows with new timber double glazed casement windows to match existing in design, to be painted sage green.



RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 41: Sustainable Construction and Low Carbon Energy
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 51: Landscape 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

Marlborough Area Neighbourhood Plan (Made March 2023) 

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

Savernake Parish Council: No objection.

Kennet Valley Parish Council: No objection.

Scottish and Southern Electricity Networks: No comments were received at the time of writing. 


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 free-standing greenhouse would be constructed predominantly of 4mm toughened glass, incorporating aluminium framing and a brick base, materials typical of a traditional greenhouse. The design adopts a Victorian style, with a rectangular footprint and a dual-pitched (45-degree) gable roof at the principal entrance. Whilst the structure is larger than is typical for a householder greenhouse, with a height of approximately 3 metres and a footprint of 12.5 m², the site has substantial private amenity space. As such, the scale is considered appropriate and proportionate to its setting.

While the development is proposed in the garden where there are wider views of the open countryside, it is not visible from public vantage points, and due to the traditional design and materials would be in keeping with the rural character of the surrounding area. Furthermore, the structure would appear as a subservient addition in relation to the host dwelling. Overall, the proposed development is considered acceptable in design terms and would be in keeping with the area's character and appearance.

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. 

The proposed development site has no immediate neighbouring properties. In addition, due to the greenhouse's single-storey, modest scale relative to other outbuildings, the proposal would raise no concerns regarding overbearing or overshadowing. While the structure would be predominantly constructed of glass, allowing views of the surrounding area, the outlook it provides would be possible from within the existing private garden, which is secluded from surrounding development. As such, no concerns are raised regarding overlooking. 

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.

No alterations are proposed to the access, parking arrangements, or number of bedrooms on site. There are therefore no concerns regarding highways impacts. 

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.

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. However, the proposal relates to a building incidental to an established residential dwelling and is located within its domestic curtilage, which would not encroach into the surrounding landscape. The proposed greenhouse is a traditional Victorian-style design that is well related to the local vernacular. Whilst the structure would mostly be constructed from glass, its incidental use for growing plants means it would generate only limited artificial lighting. It is therefore unlikely to have any adverse impact on the National Landscape's dark skies.

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.

Other issues

During the site visit, it was noted that the proposed development would be located in close proximity to a wooden utility pole supporting an electrical transformer. The applicant has confirmed that the structure would be positioned approximately 3 metres from the overhead cable and has engaged with the relevant Distribution Network Operator (DNO), Scottish and Southern Electricity Networks (SSEN), regarding the proposal. Correspondence has taken place between the applicant and SSEN in relation to the Wayleave Agreement and the required safety clearances. The Council also consulted SSEN as part of the application process, and no comments or objections were received.

The existence of electricity infrastructure, the need for wayleave agreements and compliance with the DNO's operational and safety requirements are primarily matters between the appplicant and the relevant utility provider rather than matters controlled through the planning system. Nevertheless, these issues are relevant insofar as they may affect the practicality and implementation of the proposed development. It remains the responsibility of the applicant to obtain any necessary consents from SSEN and to ensure that all required safety clearances are maintained in accordance with the DNO's requirements. On the basis of the information submitted and in the absence of any objection from SSEN, officers are satisfied that there is no planning reason to withhold permission on this basis.

[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, heritage, 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.


