APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/05254

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	September Cottage, Alton Priors, Marlborough, SN8 4JX

	DEVELOPMENT DESCRIPTION:
	Erection of a Single-storey Side Extension.

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The proposal seeks planning permission to erect a single-storey extension to the side elevation of the dwelling. Due to the property's orientation, the side elevation on which the extension would be constructed provides access to the rear garden area, which is adjacent to the public highway. The proposed extension would comprise a lean-to roof form incorporating French doors and windows within its elevations. 


SITE DESCRIPTION/CONTEXT

The site relates to September Cottage, in the rural settlement of Alton Priors. It comprises a two-storey detached dwelling constructed of brown brick, covered by clay concrete tiles. The property has a modest garden and an attached garage, adjoined by a porch with associated driveway parking to the front. The dwelling is orientated such that the rear elevation is orientated 90 degrees to the street and the private amenity space is therefore adjacent to the street. The surrounding area has a rural vernacular, where nearby properties are varied but are characterised by the Alton Conservation Area. In addition, the site lies in proximity to Grade II listed buildings known as: Yew Tree Cottage (list entry number: 1035680), Barn at Alton Priors Farm (list entry number: 1364711), Carthouse to Alton Priors Farm (list entry number: 1192566). 

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

· Located in proximity to Grade II listed buildings. 
· Located within the Hampshire River Avon Catchment. 
· Washed over the North Wessex Downs National Landscape. 
· Located within Flood Zone 1.
· Located within the Alton Conservation Area. 

PLANNING HISTORY

No relevant planning history.

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 58: Ensuring the Conservation of the Historic Environment 
· Core Policy 67: Flood Risk 

Alton Conservation Area Statement (October 2006)

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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

CONSULTATION RESPONSES

Alton Parish Council: No comments were received at that time of writing.  

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 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 application relates to the extension of an existing lawful building. The principle of the proposed development is therefore capable of being supported under Policy S5(1)(c), subject to ensuring compliance with the specific requirements of that policy and the detailed assessment set out below. 

The proposed development would be constructed of natural stone-effect cladding slips on the lower elevation and horizontal timber cladding at higher level, with a low-pitched roof finished in Planum roof tiles and openings incorporating dark grey/black aluminium-framed glazing. Openings include French doors on the southern elevation and a full-length window on the east elevation, which are well designed and positioned to provide natural light in the garden room. While these materials would not directly match the existing dwelling, they are high-quality and carefully selected to complement the host property through a coordinated colour palette, appropriate for a modest extension. The extension would have a low-pitched lean-to roof, a maximum height of approximately 3m, and a floorspace of around 9m². It represents a subservient addition to the main dwellinghouse and would be appropriately located within the garden. Furthermore, its scale is not considered disproportionate in relation to the host dwelling. Although proposed as a side extension, the dwelling's orientation means it would appear as a rear extension. Due to its single-storey scale and the existing boundary treatments fronting the highway, the extension would not be visible from public vantage points. As such, the proposal would not adversely affect the character of the area and is considered an acceptable addition on design grounds.

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. 

Above ground floor level a single rooflight is proposed. This is above the 1.8m threshold with no scope for overlooking. At ground level, French doors on the south elevation and a full-length window on the east elevation provide low-level views of the dwelling's private amenity space, affording no wider views of neighbouring properties. As such there are no overlooking concerns. 

With regard to overbearing and overshadowing impacts, the proposed extension would be located approximately 1.5 metres from the boundary with the neighbouring property known as Church Meadow. At this property, a single-storey flat-roofed element extends close to the shared boundary at a slightly lower ground level. This structure contains windows in its eastern elevation and may provide habitable accommodation (a kitchen/dining area), which should be afforded extra weight when considering overshadowing and overbearing impacts. Nevertheless, the proposed extension is modest in scale and incorporates a roof that slopes away from neighbouring windows, thereby reducing its visual presence and impact. Furthermore, existing boundary treatments will already restrict a fair amount of light to these windows. Given the extension's orientation relative to the sun path, any additional overshadowing would be limited to the very early hours of the morning and would not cause significant overshadowing harm. The extension is appropriately proportioned and would not appear unduly dominant or overbearing when viewed from Church Meadow, despite the small difference in ground levels between the properties. Taking these factors into account, the proposal is not considered to result in an unacceptable overbearing impact, or harmful overshadowing.

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

Heritage Impact 

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special regard to be given to the desirability of preserving listed buildings, their settings and any features of special architectural or historic interest which they possess.

Section 72(1) of the same Act requires special attention to be paid to the desirability of preserving or enhancing the character or appearance of Conservation Areas.

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 lies within the Alton Conservation area and is situated no closer than 80m from Grade II listed buildings, these include: Yew Tree Cottage, Barn at Alton Priors Farm and Carthouse to Alton Priors Farm. However, because the proposal's sited within the garden, where it would be screened from the surrounding built form and views of the property's principal elevation within the conservation area, and because of its high-quality design and use of coordinated materials, the extension would integrate appropriately with the host dwelling. Furthermore, the surrounding built form means that the development would not be visible from nearby heritage assets. Accordingly, by virtue of its scale, design and use of materials, the proposal is considered to preserve the character and appearance of the conservation area, as well as the setting of nearby listed buildings. The development would therefore not result in harm to the significance of any designated heritage assets.

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.

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 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 extension, and the fact that it does not introduce any new overnight accommodation, intensification of use, wastewater generation, or nutrient loading, the proposal would not increase pressure on the Hampshire Avon catchment. It is therefore screened out of the need for Appropriate Assessment, and no further evaluation is 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.

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 proposed extension would be a subservient addition to the existing dwelling, and because it would not encroach into the open countryside, it would not negatively impact the 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 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.



