APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04621

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	18 Spaines, Great Bedwyn, Marlborough, SN8 3LT

	DEVELOPMENT DESCRIPTION:
	Single storey side extension replacing existing garage and connecting structure.

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The proposal seeks planning permission for the erection of a single storey extension, replacing the existing garage and connecting structure. The proposal also seeks to remove the conservatory to the rear of the dwelling. The agent has confirmed that the boundary treatment would be finished with close board timber fencing.


SITE DESCRIPTION/CONTEXT

The application relates to 18 Spaines, Great Bedwyn in Marlborough. The site is occupied by a detached bungalow of relatively modern construction located within an established residential area, approximately 60 metres outside the Great Bedwyn Conservation Area.

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

· Located approximately 60 metres outside the Great Bedwyn Conservation Area
· Washed over by the North Wessex Downs National Landscape
· Flood zone 1
· Within an area susceptible to groundwater flooding


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/10852 - Full planning permission Decision - Approve with Conditions Date: 21/7/1987 – FIRST FLOOR SIDE EXTENSION

	K/41346 - Full planning permission Decision - Approve with Conditions Date: 14/6/2001 – The erection of a conservatory




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· 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 67: Flood Risk

Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 


CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Great Bedwyn Parish Council: No objection

Highways Department: 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. 


Design and Impact upon the character and context of the area

Core Policy 57 of the Wiltshire Core Strategy requires development to achieve a high standard of design which responds positively to local character and distinctiveness. Policies DP3 and DP4 of the NPPF similarly seek development that is sympathetic to local character whilst maintaining an appropriate scale, form, appearance and use of materials.

The application proposes the replacement of the existing attached garage with a single-storey side extension together with associated alterations. Whilst extending the north-western side elevation, the proposal would remain subordinate to the host dwelling by virtue of its single-storey form and limited scale. The extension would remain ancillary to the principal dwelling and would not appear disproportionate in relation to the size and form of the existing house.

The proposed materials of interlocking roof tiles and uPVC doors and windows would broadly reflect those present on the existing dwelling. The extension would therefore integrate satisfactorily with the host property and would not appear as an incongruous addition. Furthermore, the removal of the existing rear conservatory would result in a slight overall reduction in built footprint across the site.

The applicant has confirmed that the extension would be finished in Limestone White render, whilst the existing partial cladding within the street-facing gable of the existing house would be replaced with black weatherboard cladding extending across the full gable face. Whilst introducing a more contemporary appearance, the proposed materials would remain limited in extent and are considered to provide an acceptable level of visual contrast. In the context of the host dwelling and surrounding development, the proposed finishes would not result in unacceptable harm to the character or appearance of the property or the wider street scene.

The proposed extension would be more visually prominent within the street scene than the existing garage, particularly as a result of its front-facing gable, revised proportions and contrasting black weatherboard cladding. However, its single-storey form would remain subordinate to the main dwelling, and the extension would provide a more coherent and considered relationship with the host property than the existing garage and connecting structure. Although more noticeable than the existing arrangement, the proposal would represent an overall visual improvement and would not appear unduly prominent or harmful within the wider street scene.

Having regard to the above, the proposal complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide and the NPPF.


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 National Planning Policy Framework requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

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 and modest in scale. Although the neighbouring dwelling has a relatively close relationship with the application site, the extension would replace the existing garage and connecting structure, which currently sit immediately adjacent to the shared boundary. The proposed gable would be set approximately 0.8 metres further from the boundary than the existing built form, thereby providing some improvement in spatial terms.

The proposed gable would remain noticeable from the neighbouring property and may result in a limited degree of overbearing impact or overshadowing. However, having regard to its single-storey scale, its position relative to the existing built form and the absence of windows within the side-facing gable, these effects would not be sufficiently harmful to result in an unacceptable loss of residential amenity. There would be no material loss of privacy or overlooking.

The proposal would therefore safeguard neighbouring residential amenity and accord with Core Policy 57 point vii of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide and the relevant provisions of the NPPF.


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 transport policies of the NPPF seek to ensure that development provides safe and suitable access for all users and that any impacts on highway safety are appropriately considered.

Wiltshire’s Highways Department have been consulted regarding the proposal and are satisfied that the requisite level of parking can be provided given the parking area to the front of the dwellinghouse.

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.


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.

Core Policy 58 of the Wiltshire Core Strategy seeks to conserve and, where appropriate, enhance the significance of designated and non-designated heritage assets and their settings. Core Policy 57 requires development to respond positively to local character and historic context through high-quality design.

Policies HE4-HE10 of the National Planning Policy Framework recognise heritage assets as an irreplaceable resource and require proposals affecting heritage assets to be assessed having regard to their significance and the contribution made by their setting.

The site is located approximately 60 metres outside the Great Bedwyn Conservation Area. It lies within an established residential area and is visually separated from the designated area, with no identified intervisibility from key views within or towards the conservation area. The host dwelling is of relatively modern construction and does not make any identified contribution to the significance or setting of the conservation area.

Although the proposal would alter the appearance of the dwelling, its modest domestic scale and position within the established residential curtilage mean that it would not affect the setting or significance of the Great Bedwyn Conservation Area. The proposal would therefore have a neutral heritage impact and would cause no harm to the significance of the designated heritage asset.

The development is therefore consistent with Core Policy 58 of the Wiltshire Core Strategy and the relevant heritage 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 proposal comprises a single-storey extension within the established residential curtilage of an existing dwellinghouse. It would not result in any encroachment into the open countryside and, having regard to its domestic scale and relationship with the existing dwelling, would not harm the special qualities of the North Wessex Downs 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.


Drainage and Flood Risk 

Core Policy 67 seeks to ensure development does not increase flood risk on-site or elsewhere and includes appropriate drainage where necessary. Policies F7 and F8 of the NPPF seek to ensure flood risk and drainage are appropriately managed.

The application site lies within an area identified as being susceptible to groundwater flooding. However, the proposal would replace the existing garage and connecting structure and would also involve the removal of the rear conservatory. Consequently, the development would not materially increase the overall built footprint or extent of impermeable area when compared with the existing arrangement.

Having regard to the relationship between the existing and proposed built form, together with the modest scale of the development and its location within the established residential curtilage, the proposal would not materially increase flood risk on the site or elsewhere. The development is therefore acceptable in drainage and flood-risk terms.

The proposal therefore accords with Core Policy 67 of the Wiltshire Core Strategy and the relevant flood-risk and drainage provisions of the NPPF.


[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, 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, flood risk or ecology.

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

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

