APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03208

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	35-36 Cuckoos Knob, Wootton Rivers, Marlborough, SN8 4NR

	DEVELOPMENT DESCRIPTION:
	Erection of a single-storey front porch extension and a single-storey front extension to form a garden room

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for a single-storey, flat-roofed garden room extension on the front elevation of the dwelling, and a modest entrance porch with a hipped roof. 

SITE DESCRIPTION/CONTEXT

The site relates to 35 and 36 Cuckoos Knob, located on the edge of the rural settlement of Wootton Rivers, near Marlborough. The property comprises a detached two-storey dwelling formed by joining the original two properties, constructed in traditional red brick with a slate-covered roof. The private amenity area is situated to the front of the dwelling, with gated off-street parking within the site. The rear of the property backs directly onto Public Right of Way WRIV25 to the south. The front garden is adjacent to Cuckoos Knob and is largely screened from public views by an established hedgerow. The surrounding area is characterised by a mix of residential properties. The site is located along a narrow residential lane on the outskirts of Wootton Rivers, which is rural in character.

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

· Washed over by the North Wessex Downs National Landscape.
· Flood Zone 1. 
· Within the Hampshire River Avon Catchment. 
· Public Right of Way Footpath (WRIV25) to the south of the property

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/52215/F - Full planning permission Decision - Refused Date: 6/7/2005 – Two storey side/rear extension and single storey rear porch. Change of use of land to side from allotment to garden. New vehicular access from track, and temporary vehicular access for construction traffic.

	K/59484/F - Full planning permission Decision - Approve with Conditions Date: 28/10/2008 – Single storey porch to rear/side entrance

	K/52658/F - Full planning permission Decision - Approve with Conditions Date: 12/9/2005 – Extend existing cottages on two storeys and basement.  Change of use of redundant allotment.  New vehicular access.

	PL/2025/06232 - Householder planning permission Decision - Approve with Conditions Date: 1/12/2025 – Removal of existing garage to be replaced with a new two bay garage with first floor home office



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 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

Wootton Rivers Neighbourhood Development Plan (Made 2018)
· Policy W12: Development Design Criteria
· Policy W1 – New Residential Development
· Policy W11 – Protection of Public Views

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]Wootton Rivers Parish Council: Support 

Arboricultural Officer: No objection subject to condition. 

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 appearance 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.

In addition to the Wiltshire Core Strategy, the proposal has been assessed against the made Wootton Rivers Neighbourhood Plan. Particular regard has been had to Policy W12 (Development Design Criteria), which seeks to ensure that development preserves and enhances local character, respects the prevailing pattern and scale of development, protects residential amenity and responds positively to its surroundings. For the reasons set out below, the proposal is considered to accord with that policy.

The proposed development would be constructed predominantly in red brick to match the host dwelling and would incorporate a slate-roofed porch, a flat-roofed garden room, and white powder-coated aluminium and white painted timber windows. It would also feature knapped flint panels on the south and west elevations under the windows, using a quartering technique. 
Although the proposed materials would not replicate every existing finish, the red brick, slate, window finishes and flint detailing would form a coherent and locally responsive palette that respects the character of the host dwelling.
 The introduction of flint panelling would provide areas of contrast and architectural interest, while remaining sympathetic to the overall design. As such, the proposed materials and finishes are considered to represent a high standard of design.

The flat roof form of the proposed garden room is considered an appropriate design solution. The inclusion of a large roof lantern, together with the use of matching brickwork, helps ensure that the extension reads as a subservient addition to the host dwelling. The proposed porch would incorporate a hipped roof that reflects the pitch and form of the dwellinghouse roof and provides a natural junction with the existing building.

The garden room extension would incorporate a series of openings, including a roof lantern, French doors and associated windows on the south and west elevations, together with a window on the east elevation. These openings are considered appropriate to the design and function of the garden room, providing a good level of natural light and visual openness for a single storey extension garden room. The porch would include an entrance door and window on the south elevation, together with a window on the west elevation, creating an appropriate entrance frontage that is in keeping with the character and appearance of the host dwelling. Due to their single-storey scale, form and materials, the proposed extensions are considered modest in nature and would appear as subservient additions to the dwellinghouse. 

The proposals would be largely screened from public vantage points by the established hedgerow adjacent to the highway. Furthermore, Public Right of Way WRIV25 runs to the rear of the property, and views towards the proposed front extensions from this route would be obscured by the dwelling itself. The proposal is therefore considered to respect the character and appearance of the host dwelling and the wider area. 

Wiltshire Council's Arboricultural Officer raises no objection to the proposal subject to a condition requiring safeguards during the construction period to prevent damage to retained trees and hedgerows, including restrictions on fires, storage of materials, chemicals and machinery within identified exclusion zones. The advice of the Arboricultural Officer is agreed and the recommended condition is considered necessary and reasonable in order to safeguard retained vegetation in the interests of visual amenity.

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. 

Above ground-floor level, a single roof lantern is proposed within the roof of the garden room extension. 
By reason of its position within the roof plane and its upward orientation, the roof lantern would not provide direct views towards neighbouring land and would not cause loss of privacy.
At ground-floor level, the garden room would incorporate French doors and windows on the east, west and south elevations, whilst the porch would include a principal entrance door and individual windows on the west and south elevations. These are low-level openings and would provide views of the site's private amenity space. Any potential views towards neighbouring properties would be screened by existing boundary treatments. As such, there are no concerns with regard to overlooking.

The proposed extensions are single-storey in scale and are not located in close proximity to neighbouring dwellings. Furthermore, intervening boundary treatments provide additional separation and screening. As such, there are no concerns with regard to overbearing or 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.

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 proposal would not alter the existing access, parking or turning arrangements and would not increase the number of bedrooms. It would therefore have no material effect on parking demand, traffic generation or highway safety.

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.

The site lies within the Hampshire Avon (River Avon) catchment as noted in the site constraints. However, given the small scale and domestic nature of the extensions, and the fact that they would not result in intensification of use, wastewater generation, or nutrient loading, the proposal would not give rise to any increased pressure on the Hampshire Avon catchment.

Having regard to the nature and scale of the householder development, the absence of any additional dwelling or intensification of residential use, and the absence of increased foul-water loading, the competent authority concludes that the proposal would not be likely to have a significant effect on the River Avon SAC, either alone or in combination with other plans or projects. An Appropriate Assessment is therefore not required.

The application site is not subject to any statutory or non-statutory ecological designations, and the scale and nature of development is such that significant harm to biodiversity 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.

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 development would comprise a subservient addition to an established residential dwelling and would use materials that reflect the property's traditional character and local vernacular. The site is located within a residential street, just on the outskirts of the rural settlement of Wootton Rivers, and the proposal would not encroach on the surrounding open landscape. Given its modest scale, close relationship with the existing dwelling, locally responsive materials and limited public visibility, the proposal would conserve the landscape character and scenic beauty of the North Wessex Downs National Landscape and would cause no material harm to its special qualities.


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.

[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 accords with the relevant development-plan policies concerning design, residential amenity, highway safety, biodiversity and landscape. No material adverse impacts have been identified, and the other material considerations assessed above do not indicate that permission should be withheld. The proposal therefore accords with the development plan taken as a whole. The proposal is also considered to accord with Policy W12 of the made Wootton Rivers Neighbourhood Plan.

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 accords with the relevant policies of the Wiltshire Core Strategy and the made Wootton Rivers Neighbourhood Development Plan, read as a whole. The Wiltshire Design Guide and the National Planning Policy Framework provide further support for the assessment. No material consideration indicates that permission should be withheld.
 As such, the application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.


