APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04271

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Long Barn, Coulston Farm, New Road, Coulston, Westbury, BA13 4GG

	DEVELOPMENT DESCRIPTION:
	Single storey extension to existing dwelling

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks householder planning permission for a modest single-storey extension to the eastern/rear elevation of the existing dwelling. The extension would provide a utility/boot room, WC and additional storage space, with an approximate floor area of 16.5 square metres. It would replace an existing small shed in the same general location. The submitted drawings show the extension as a flat-roofed addition finished with brickwork to match the existing dwelling and a single ply membrane roof. 

SITE DESCRIPTION/CONTEXT

Long Barn is a detached brick dwelling at Coulston Farm, New Road, Coulston, within a rural farmstead setting. The property was created through a Class Q prior approval for the conversion of agricultural buildings to residential use and the submitted Planning Statement confirms that the Class Q conversion has been completed and the dwelling is now occupied. 

The site is read in the context of the surrounding farm group, nearby agricultural buildings, existing hardstanding and the wider countryside. 

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

· Open Countryside 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	17/01269/PNCOU - Notification Decision - Approve with Conditions Date: 7/4/2017 – Notification for Prior Approval under Class Q - Proposed change of use of existing agricultural building to a single dwelling and associated works

	17/04833/PNCOU - Notification Decision - Prior Approval Granted Date: 7/7/2017 – Notification for Prior Approval under Class Q - Proposed change of use of existing agricultural building to a single dwelling and associated works

	19/07015/PNCOU - Notification Decision - Prior Approval Granted Date: 18/9/2019 – Notification for Prior Approval under Class Q for a Proposed Change of Use and Conversion of Two Separate Agricultural Buildings to Three Dwellinghouses (Use Class C3) and for Associated Operational Development

	



RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 51: Landscape 

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]Coulston Parish Council: No objection

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. 

Class Q background and principle of development 

The application site comprises an existing dwelling which was established through the Class Q prior approval process. The planning history and submitted Planning Statement confirm that the relevant Class Q consent has been implemented and that the dwelling is now occupied. The proposal is therefore considered as a householder extension to an existing dwelling rather than as part of the original prior approval conversion works. 

The Class Q background remains a relevant contextual consideration because the host building is a converted agricultural building within a rural farmstead setting. However, the existence of a Class Q consent does not, in itself, preclude a subsequent application for a modest householder extension. The key issue is whether the proposed addition would be acceptable having regard to design, scale, visual impact, residential amenity and any other material planning considerations. In this case, the proposed extension would be contained within the approved residential curtilage, would replace an existing shed in the same general location, and would remain clearly subordinate to the host dwelling. The principle of the development is therefore acceptable, subject to the detailed assessment below. 

Design and Impact 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 extension is modest in scale and would sit on the eastern elevation of the dwelling. The submitted plans show a simple, functional, flat-roofed form and the elevations identify brickwork to match the existing dwelling, with windows and doors of a proportion and appearance that would relate acceptably to the host building. The extension would read as a small ancillary addition serving a utility/boot room, WC and storage function, rather than as a competing or dominant built form. 

The host dwelling was formed from a modern agricultural building through Class Q. In that context, it is important that any extension does not unduly domesticate the building or erode the simple character of the converted structure. The proposal is limited in footprint, contained close to the existing building and designed with matching brickwork. The flat roof and utilitarian proportions keep the addition visually subordinate and avoid introducing a visually assertive or overly domestic form. The converted building would remain the dominant element within the plot. 

In wider visual terms, the extension would be positioned within the existing farmstead group and within the approved residential curtilage. It would be seen in association with the existing dwelling, existing hardstanding and nearby farm buildings. Given its modest scale, siting and matching materials, it would have a limited visual impact and would not result in material harm to the character or appearance of the surrounding rural area. 

Having regard to the above, the proposal complies with Core Policy 57 of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide. It would also accord with the design objectives of the National Planning Policy Framework in delivering development that is visually sympathetic to local character and appropriate to its context.

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.

Policy P3 of the NPPF requires development to contribute positively to the creation of healthy, safe and inclusive places. In particular, Policy P3(b) seeks to ensure that development provides a high standard of amenity for existing and future users and safeguards the reasonable living conditions of neighbouring occupiers. In assessing amenity impacts, regard should be had to matters including privacy, outlook, daylight and sunlight, overbearing impacts, noise and disturbance, and the overall quality of the living environment created by the development.

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 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 extension would be single storey, modest in scale and positioned close to the existing dwelling within the farmstead. Having regard to its limited height, siting and relationship with surrounding buildings, it would not give rise to any unacceptable loss of light, overshadowing, overbearing impact or loss of privacy to neighbouring occupiers. No amenity harm is therefore identified. 

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

Other issues

N/A

[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.

Public Sector Equality Duty (PSED)
In reaching this decision, due regard has been had to the Public Sector Equality Duty under Section 149 of the Equality Act 2010. This requires the Local Planning Authority to have regard to the need to eliminate discrimination, advance equality of opportunity and foster good relations between persons who share a protected characteristic and those who do not. 

The Local Planning Authority is satisfied that the proposal would not result in any unlawful discrimination and that any impacts on protected groups have been appropriately considered as part of this assessment.

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, character and appearance, and would not result in any unacceptable harm to the amenities of neighbouring occupiers.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the National Planning Policy Framework and all other relevant material considerations. As such, the application is recommended for approval, subject to conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.


