APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04102

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Downs Cottage, Rivar Road, Shalbourne, Marlborough, SN8 3QE

	DEVELOPMENT DESCRIPTION:
	Proposed rear kitchen extension and associated internal alterations

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission to demolish an existing rear extension and replace it with a single-storey flat-roofed extension constructed of red brick, featuring a single roof lantern, heritage-style external aluminium doors and windows on the surrounding elevations. 


SITE DESCRIPTION/CONTEXT

The application site relates to Downs Cottage, located within the rural settlement of Shalbourne, near Marlborough. The site comprises a traditional two-storey dwelling constructed of red brick and dark timber cladding, with eyebrow dormer detailing set within a thatched roof. The property is situated off Rivar Road and is accessed via a private driveway from Sandy Lane Track. Vehicle parking is provided to the front of the dwelling, together with a detached double garage. To the rear, the property benefits from a long garden that extends around the dwelling. The site also contains a single-storey rear extension and a detached single-storey outbuilding located within the north-eastern part of the site. The site is situated within the Shalbourne conservation area, characterised by its historic character, featuring traditional cottages of different scales and built forms along Rivar Road. Within immediate proximity to the site are several Grade II listed buildings neighbouring the property. These include: Ropewind Cottage (list entry number: 1365541), Johnings (list entry number: 1033982) and Homestead (list entry number: 1033983). 

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

· Washed over by the North Wessex Downs National Landscape.
· Located within the Shalbourne Conservation Area.
· Within proximity to Grade II listed buildings.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	19/11632/FUL - Full planning permission Decision - Approve with Conditions Date: 23/2/2020 – Proposed single storey kitchen extension and associated internal alterations

	K/19746 - Full planning permission Decision - Approve with Conditions Date: 18/1/1993 – ERECT DETACHED DOUBLE GARAGE

	PL/2022/05205 - Householder planning permission Decision - Approve with Conditions Date: 2/11/2022 – Conversion and alteration of existing garage to ancillary accommodation



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 58: Ensuring the Conservation of the Historic Environment 
· Core Policy 64: Demand Management

Shalbourne Conservation Area Statement (2003) 

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

Shalbourne Parish Council: Support.

REPRESENTATIONS

One comment received: Support. 

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

Core Policy 57 of the Wiltshire Core Strategy seeks to ensure that new development achieves a high standard of design and responds positively to the character and distinctiveness of its surroundings.

The proposal would replace the existing rear extension with a contemporary single-storey addition constructed in red brick with aluminium-clad timber windows and a flat roof incorporating a roof lantern. Whilst modern in appearance, the extension would utilise materials that complement the existing dwelling and would provide a clear distinction between the historic cottage and the new addition.

The extension would remain modest in scale and subordinate to the host dwelling. Its proportions, siting and rearward location ensure that the original cottage would remain the dominant element of the site, with the proposed extension read as a secondary addition. The contemporary design approach is considered appropriate in this instance, avoiding a pastiche form of development whilst remaining sympathetic to the host building.

Overall, the proposal represents a well-designed addition that responds appropriately to the character of the dwelling and would not result in any unacceptable wider visual impacts. The development therefore accords with 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.

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 would be single-storey in form and modest in scale. It would not be positioned directly adjacent to neighbouring property boundaries and would be screened by existing boundary treatments to the rear. Although its design would contrast with the main dwelling, its subservient scale and form would ensure it does not appear overly bulky. Consequently, there are no concerns regarding overbearing or overshadowing impacts.

At roof level, a single roof lantern is proposed within the flat roof. This would be positioned at a high level to provide natural light to the extension and would not allow direct views. At ground-floor level, windows and doors are proposed on the south-west, south-east and north-east elevations. Views from these openings would be limited to the site's rear garden and would be at a low level. Furthermore, the extension would sit at a lower level than the surrounding garden due to the patio area. As such, the proposal does not give rise to any overlooking concerns.

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

Heritage Impact 

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

Section 66 requires that special regard be 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 Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

The NPPF heritage policies (HE4-HE10) recognise heritage assets as an irreplaceable resource that should be conserved in a manner appropriate to their significance. Development proposals affecting heritage assets should be accompanied by sufficient information to understand the significance of the asset, including the contribution made by its setting, and the potential effect of the proposal on that significance.
 
When determining applications affecting designated heritage assets, substantial weight should be given to their conservation, with the weight increasing according to the importance of the asset affected. Any harm to, or loss of, the significance of a designated heritage asset must have a clear and convincing justification.
 
Where a proposal would affect the significance of a heritage asset, the effect should be identified and assessed, having regard to whether it would result in a positive effect, no effect, harm, substantial harm, or total loss of significance. Harm to heritage assets should be weighed against the public benefits of the proposal in accordance with the relevant heritage policies of the Framework.
 
The Planning Practice Guidance provides further guidance on the interpretation and application of national heritage policy.

The site is located within the Shalbourne Conservation Area and is situated in close proximity to neighbouring Grade II listed buildings, namely Ropewind Cottage, Johnings (Shalbourne Cottage), and Homestead. As such, the site is in a sensitive location with respect to its potential impact on the historic environment. Notwithstanding this, the proposed development would be located to the rear of the property and would not be visible within the principal street scene due to the dwelling's secluded position down a private driveway and the presence of existing boundary treatments. Furthermore, although the proposal would be situated directly behind and adjacent to the Grade II listed buildings on River Road, existing boundary treatments would largely screen it from view. Any remaining views would be limited to those from the rear gardens of these properties and would therefore not result in harm to their setting. 

Downs Cottage is considered to be a non-designated heritage asset by virtue of its age, traditional brick and thatched construction, and historic character. The previously approved scheme under application 19/11632/FUL established that a broadly similar rear extension and internal alterations would not result in harm to the heritage significance of the building. In this case, the proposed extension would remain a subservient addition located to the rear of the dwelling and would preserve the legibility and character of the historic cottage. Accordingly, any limited harm to the non-designated heritage asset is considered acceptable and is outweighed by the benefits of the proposal.

While the proposal would provide a contemporary contrast to the main dwellinghouse, it is considered to represent a positive design response to modern living requirements. Given its modest scale and siting to the rear of the property, the proposal is considered to be acceptable on heritage grounds.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the conservation area and setting of nearby listed buildings. 

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Sections 66 and 72  of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as 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.

Policy N4 of the NPPF affords significant protection to Protected Landscapes, including National Landscapes. Development proposals within or affecting a National Landscape should conserve and enhance natural beauty and the special qualities of the designated area and avoid unacceptable harm to its landscape character and scenic quality.

The site lies within the North Wessex Downs National Landscape. The proposed development would comprise a modest addition to an established residential dwelling and would use materials that complement the property's traditional character and local vernacular. The site is located within the rural settlement of Shalbourne, and the proposal would not encroach on the surrounding open landscape. As such, the development would not result in any harm to the character or scenic beauty of the National Landscape.

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 Policy N4 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.

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.

Furthermore, the proposal would not result in any unacceptable impacts in respect of heritage assets and National Landscape.

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.
