APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03254

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Ainswood, 7 Park Road, North Newnton, Pewsey, SN9 6JX

	DEVELOPMENT DESCRIPTION:
	Demolition of garage and conservatory and the construction of single storey side and rear extensions.

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The proposal seeks planning permission for the demolition of the existing garage and conservatory and the construction of a replacement single storey side and rear extension.  The existing oil tank will be removed to facilitate the side extension.

The original application further proposed an extension to the existing hardstanding to facilitate three car parking spaces.  No details of the proposed surfacing have been provided.

During the application, both the existing and proposed block plans have been amended to accurately reflect the existing parking arrangement and to show no change to this layout on the proposed block plan.  


SITE DESCRIPTION/CONTEXT

The application site relates to a detached, single storey, brick and tiled roofed bungalow.  There is a single, attached flat roof garage, along the northern side elevation, with an oil tank behind it and a conservatory on the rear elevation.

To the front of the property there is an L-shaped, tarmac driveway, with a dropped kerb across the existing access and a low brick wall, with piers, enclosing the front garden.  The rear garden is a good size and comprises a shed and a greenhouse.  It is enclosed with timber fencing and vegetation.

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

· National Landscape, is in the open countryside; and is within the Hampshire River Aon Catchment.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	None.




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management
· Core Policy 67: Drainage and Flood Risk 

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.

WC Highways Officer: No objections 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 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 new single storey side extension will be built under a flat roof, will occupy the same width as the garage that it will replace at 2.9m wide.  The height of this extension will be marginally higher than the existing garage at 2.7m, compared 2.4m high.  The side extension will extend the length of the bungalow at 9m long, compared to the existing garage which was 5.7m long.  The side extension will be faced in matching facing brick to the main dwelling, under a single ply membrane roof.  It will provide additional living space to the existing property. 

The proposed, rear single storey extension, will be marginally larger than the conservatory it will replace.  It will be 4.5m long x 6.5m wide, with a ridge height of 3.54m high.  This is circa 1m longer than the conservatory, with the same width and a similar ridge height at 3.5 high.  The hipped roof will have an aluminium framed lantern in the centre of it.  This extension will be built of matching facing brick to the walls and matching clay roof tiles to the roof of the main dwellinghouse.  

The proposed rear and side extensions will introduce sympathetically designed additions, which relate well to the existing dwellinghouse and are sufficiently subservient in terms of their single storey design.  The garage will retain a similar setback from the front elevation.  The extensions will be built of appropriate matching materials to the main dwellinghouse and these will be conditioned as such, except for the flat roof, with a different material. The doors will be framed in matching upvc to the existing property.

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 single storey side extension will be positioned, splayed slightly away from the nearest neighbouring property to the north, maintaining a gap of between circa 3.5m and 4.3m.   Together with its position, set in from the shared boundary with No. 5, its single storey height, with a shared boundary treatment that can be increased in height to 2m under Permitted Development, it is not considered to cause an overbearing impact or cause any significant loss of sunlight to the habitable windows in the southern side elevation of No. 5 next door.  The two windows proposed in the northern side elevation of this extension will light ensuite bathrooms, which are non-habitable rooms.  The windows will be conditioned to be obscurely glazed to an obscurity level of 3 or above, to prevent any overlooking of the nearest neighbouring property. 

The proposed single storey rear extension will be positioned set in from the shared boundary with the nearest neighbour at No. 9 by approximately 4.23m and 7.8m respectively, to its southern side and will be over 10m to No. 5 to the north.  Together with its single storey, hipped roof design which will slope away from these neighbouring occupiers at eaves level, it is not considered to cause any harm to neighbour amenity in terms of causing a loss of light, having an overbearing impact or resulting in any overshadowing. 

It is noted that the neighbours on both sides have not objected to this planning application. 

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.

The originally submitted parking plan (on the block plan) showed 3 spaces in a row forward of the principal elevation of the dwellinghouse.  The proposed parking plan showed the same.  The existing block plans inaccurately reflected the onsite parking arrangement.  

WC Highways Officer has made the following comments:

“The proposal will retain the same number of bedrooms in the dwelling (2).  The proposal includes extending the dropped kerb and parking area, for 3 vehicles which is acceptable. A vehicle access application will be required for the extension to the dropped kerb; I attach an informative for this.  I raise no highway objection providing the following conditions are imposed”.  The informative is for a vehicle crossing licence. 

The conditions relate to ensuring there is no obstruction to the visibility splay above 600mm; that the first 5 m of the access from the carriageway edge will be surfaced in a consolidated material; that the means/works have been implemented to avoid surface water from entering the highway; that the access and parking will remain ungated; and that the development will not be brought into use until the access and parking spaces have been completed in accordance with the approved plans.  The areas shall be maintained as such thereafter and maintained free from the storage of materials. 

As both the existing and proposed Block Plans showed three parking spaces in a row, the agent was asked to clarify whether any changes to the hardstanding and parking layout were required, particularly, in view of the highway officer’s comments above.  To satisfy the Highways comments, further drawings would have been required showing the front boundary wall on existing plans and removed on proposed plans.  

The agent confirmed that the car parking plans were indicative and did not match an intention to extend the hardstanding to facilitate three car parking spaces.  Both the existing and proposed block plans have been revised to match the existing layout, reflecting that no changes to the parking layout and hardstanding area are proposed. 

Following clarification and submission of amended block plans, it has been confirmed that no extension to the hardstanding, parking provision or dropped kerb forms part of this application. The Highway Officer's original comments related to works no longer proposed. The current proposal therefore raises no highway safety concerns and no highway conditions are considered necessary.

The proposed development would not result in any adverse impact on highway safety. Adequate parking and turning provision are 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.

Habitat Regulations Assessment: Hampshire River Avon Special Area of Conservation (SAC) Catchment. 
This development falls within the catchment of the River Avon SAC and has potential to cause adverse effects alone or in combination with other developments through discharge of phosphorus in wastewater.  Appropriate Assessment must be carried out by the relevant Competent Authority (the LPA) to determine the potential significant effects and the suitability of any measures proposed to avoid or mitigate those effects. 

A test of likely significance has been conducted by the relevant Competent Authority (Wiltshire Council).  This assessment determined that, due to the nature of the development and the proposals relating to extensions to the existing dwelling, there will be no mechanism for effect on the River Avon catchment.  The Habitat Regulation Assessment (HRA) has concluded that the application is not likely to have significant impacts on the River Avon Catchment, and the proposal is screened out of Appropriate Assessment. 

The scale and nature of development is such that significant harm to biodiversity is unlikely. 

Nutrient Neutrality:
The site lies within the catchment area of the River Avon (Hampshire) Special Area of Conservation (SAC) where any development resulting in a net gain of overnight accommodation must be made phosphorous neutral.  This is to halt the further decline in water quality through phosphorus entering the River Avon via sewerage treatment works. 

The proposal relates solely to extensions to an existing dwellinghouse and would not create a new dwelling, additional planning unit or any net increase in overnight accommodation. Accordingly, the proposal does not give rise to nutrient neutrality requirements.

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.

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.

Having regard to the statutory purpose of conserving and enhancing natural beauty and the great weight afforded to National Landscapes, the limited scale of the proposal and its containment within an existing residential curtilage ensure no adverse effect on the special qualities of the designation.

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. 

The application site is not in a flood risk area. 

The proposed plans show that the proposals will connect into the existing soakaway and sewerage pipes which currently serve the dwelling.  Details relating of the specific manufacture of the pipework and fittings serving the development are annotated on the Proposed drawings.  Therefore, the proposals are not considered to contribute to an increase in drainage and flooding issues at the site.  

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.

