APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04400

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Drove House, Manningford Abbots, Pewsey, SN9 6HT

	DEVELOPMENT DESCRIPTION:
	Erection of a two-storey side extension to existing dwelling, extension to existing garden room, alterations and extension to existing porch, installation of external oak weatherboarding to garden room elevations, replacement windows and associated alterations.

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The application seeks planning permission for the erection of a two-storey side extension, extension to the existing garden room, alterations and extension to the existing porch, installation of oak weatherboarding to the garden room elevations, replacement windows and associated alterations at the dwelling known as Drove House. The proposals include the remodelling of the existing dwelling and the extension of the building to provide additional residential accommodation.

SITE DESCRIPTION/CONTEXT

Drove House is a detached dwelling situated within the rural settlement of Manningford Abbots. The property occupies a substantial residential plot comprising the dwelling, extensive rear garden and a detached garage/carport building located to the south-east of the dwelling. The adjoining property known as The Willows lies to the north-west. Access is taken from the highway along the north-eastern boundary of the site, where Public Bridleway MANN28 runs adjacent to the frontage. The site lies within the North Wessex Downs National Landscape, the Hampshire Avon Catchment and the Salisbury Plain 6.4km recreation buffer.


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	E/10/1174/FUL - Full planning permission Decision - Refused Date: 8/10/2010 – Two storey extension and alterations

	E/10/1242/FUL - Full planning permission Decision - Approve with Conditions Date: 2/11/2010 – Replacement stables (private) and domestic garages/carports

	E/11/0064/FUL - Full planning permission Decision - Approve with Conditions Date: 16/2/2011 – Two-storey extensions & alterations (resubmission of E/10/1174/FUL)

	E/11/0538/FUL - Full planning permission Decision - Approve with Conditions Date: 20/6/2011 – Proposed replacement dwelling and garage

	E/11/0657/FUL - Full planning permission Decision - Approve with Conditions Date: 28/6/2011 – Replacement stables (amended design to previously consented scheme under E/10/1242/FUL)

	K/81/0889 - Full planning permission Decision - Approved Date: 27/10/1981 – Extensions to dwelling




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: 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]Manningford Parish Council: No objection, the following comments were received: 

“Manningford Parish council support the various elements of the planning application at Drove House. The house is in a very poor state of repair and the parish council consider that the changes will improve the house. The side extension is at the opposite end of the house from the only neighbour, and the garden room extension will also not affect anybody and is not out of place with the rest of the house. There aren't any issues with overlooking with the new windows or the extensions. The Porch is an improvement and will also not affect anybody.”

Highways: No objection.

Public Rights of Way: No comments received at the time of writing.  


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 - 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.

Policies DP3 and DP4 of the National Planning Policy Framework require development to achieve a high standard of design that responds positively to local character and context. In assessing design quality, regard should be had to matters including scale, siting, form, appearance, materials and the relationship of development to its surroundings.

The application site lies outside a defined settlement. Policy S5(1)(c) of the NPPF recognises the reuse, extension, alteration or replacement of existing lawful buildings outside settlements as a form of development that may be acceptable in principle, provided that the existing building is lawful, of permanent and substantial construction and the proposal would not result in a disproportionate increase in size, or in the case of replacement buildings, would comply with the requirements of the policy.
 
The proposal comprises a two-storey side extension together with alterations and extensions to existing ancillary elements of the dwelling. The extensions would be contained within a generous residential plot and would remain proportionate to the scale and form of the host dwelling. The two-storey side extension appear as a natural continuation of the existing dwelling. The proposed roof form, scale and proportions reflect those of the existing dwelling and would integrate satisfactorily with the host building.

The proposed garden room extension would be finished with oak weatherboarding. Whilst contrasting with the brick elevations of the dwelling, this material is already present on the detached garage/carport building elsewhere within the site and is therefore considered an appropriate and complementary feature within the wider context of the property. The application form confirms that reclaimed facing brickwork and roof tiles are proposed to match the existing dwelling.

Having regard to the scale, siting, design and appearance of the proposed development, it is considered that the proposal would respect the character of the existing dwelling and would not result in harm to the character or appearance of the surrounding area. Subject to a condition requiring matching external materials, the proposal is considered to comply with 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 nearest residential property is The Willows, located to the north-west of the application site. The proposed two-storey extension would be positioned on the blind side to this neighbouring property and would be separated from the shared boundary by a substantial distance. 

No first-floor windows are proposed within the side elevations of the extension and therefore no unacceptable overlooking or loss of privacy would arise. Given the separation distances involved, together with the scale and orientation of the development, the proposal would not result in any unacceptable loss of light, overshadowing or overbearing impact upon neighbouring occupiers.

The proposal therefore accords with Core Policy 57 point vii, Appendix D of the Wiltshire Design Guide and 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.

The proposal does not involve any alterations to the existing access arrangements serving the site. Access would continue to be taken via the existing route adjacent to Public Bridleway MANN28. The Highway Officer has raised no objection and confirms that the proposal would not adversely affect highway interests and that adequate parking provision exists within the site. Whilst the Highway Officer has advised that the applicant should ensure that users of the public right of way are not obstructed during construction works, this is not considered to warrant a planning condition given that the development would not affect the route itself. The proposal is therefore considered acceptable in highway safety terms. 

The proposal would not result in any adverse impact on highway safety and is therefore considered to comply with Core Policies 57, 61 and 64 of the Wiltshire Core Strategy and the NPPF.

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.

Policy N2 of the NPPF seeks to conserve and enhance biodiversity and support nature recovery. Development proposals should minimise impacts on habitats and species and, where relevant, demonstrate that appropriate mitigation measures are secured where harm cannot be avoided.

The application site lies within the Hampshire Avon Catchment and Salisbury Plain 6.4km recreation buffer. However, the proposal relates to extensions and alterations to an existing dwelling within an established residential curtilage and would not result in the creation of additional residential units. As such, the proposal would not give rise to additional recreational pressure on Salisbury Plain SPA nor increase nutrient loading within the Hampshire Avon Catchment. The proposal is therefore not considered to result in harm to protected habitats or ecological interests and complies with Core Policy 50 of the Wiltshire Core Strategy and the NPPF.

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.

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 application site lies within the North Wessex Downs National Landscape. The proposal comprises domestic-scale extensions and alterations to an existing dwelling and would be viewed largely in the context of the existing built form and residential curtilage. Given the scale, siting and design of the proposed development, it is considered that the proposal would conserve the character and scenic qualities of the National Landscape and would not result in any material landscape harm.
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 Flood Zone 1 and therefore within the area of lowest probability of fluvial flooding. Whilst Council mapping identifies potential for elevated groundwater levels in the locality, the proposal comprises extensions and alterations to an existing dwelling with no basement accommodation proposed and no alteration to existing finished floor levels. Given the scale and nature of the development, it is not considered that the proposal would be at unacceptable risk from flooding or would increase flood risk elsewhere. 

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.


Other issues

The Public Right of Way known as Bridleway MANN28 runs along the frontage of the site. The proposal does not involve any alteration to the existing access arrangements or any obstruction, diversion or impact upon the route of the public right of way. Accordingly, no concerns arise in this regard.

[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 any other material planning considerations.

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.


