APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03868

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	61 Coomb View, Corton, Warminster, BA12 0SZ

	DEVELOPMENT DESCRIPTION:
	Proposed new entrance and drive

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the creation of a new entrance and drive.

SITE DESCRIPTION/CONTEXT

The application relates to 61 Coomb View in Corton, Warminster. It is a two-storey semi-detached house located within the Corton Conservation Area. The property consists of limestone blockwork exterior walling under a double Roman tiled gable roof. The property is of relatively modern construction and makes a limited contribution to the character, appearance and significance of the Corton Conservation Area. It nevertheless has a relatively unassuming appearance within the street scene. The semi-detached pair occupy corner plots and face diagonally towards a 90-degree bend in the road. Ahead of the properties is a relatively large crescent-shaped grassed verge which separates the access road from the properties. The grass verge and the front gardens of the properties are separated by a pedestrian footpath.

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

· Located within the Corton Conservation Area.
· Located within the Cranborne Chase and West Wiltshire Downs National Landscape.
· Flood Zone 1.

PLANNING HISTORY

No relevant planning history.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

The National Planning Policy Framework (NPPF)

The Planning Practice Guidance 

Wiltshire Design Guide

Wiltshire Local Transport Plan

CONSULTATION RESPONSES

Boyton Parish Council: Raised concerns that the originally submitted plans did not clearly show the routes of the proposed driveway and existing footpath. The Parish Council also considered that, having been in use for more than 20 years, the footpath should be treated as a public right of way. Revised plans were subsequently submitted showing the amended driveway, footpath crossing and parking and turning arrangement.

WC Highways: No objection to the final revised scheme, subject to conditions.

WC Archaeology: 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, the application has been assessed against the relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy (2015), together with all other relevant material considerations.

Design, Character, Appearance and Heritage Impact

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.

Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 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.

Policies HE4–HE10 of the NPPF recognise heritage assets as an irreplaceable resource and require proposals affecting heritage assets to be assessed with regard to their significance and the contribution made by their setting.

The proposal seeks the creation of a new vehicular access and driveway to serve the dwelling. This would require the removal of a substantial section of the existing front boundary hedgerow and the formation of a parking and turning area across the majority of the front garden, principally finished in gravel. The proposed access would also cross the existing grass verge and footpath situated between the application site and the carriageway. The first 5 metres of the access would be required by condition to be consolidated and surfaced in a consolidated material.

The proposal would therefore result in a change to the appearance of the site and a reduction in the amount of greenery visible within the street scene. The loss of a notable section of hedgerow, the introduction of a largely gravelled frontage and the creation of a vehicular crossing across the grass verge would collectively result in a degree of erosion of the verdant character presently associated with the site. However, these impacts are considered to be limited in the context of the wider street scene.

Whilst the grass verge makes a positive contribution to the appearance of this part of the Conservation Area, the section affected by the proposal would be relatively small and there would remain a large grassed area adjacent to the bend in the road. Consequently, the feature would not be eroded to such an extent as to result in material harm to the significance, character or appearance of the Conservation Area. Whilst a substantial length of hedgerow would be removed to allow for the creation of the access, the existing hedge is of relatively limited visual quality due to its untidy appearance and contributes only modestly to the character and appearance of the area.

Furthermore, vehicular accesses and off-street frontage parking are established features of the surrounding residential street. Consequently, the proposed access and driveway would reflect the prevailing character of the locality and would not appear incongruous within the wider street scene. The application dwelling itself is of relatively modern construction and makes a limited contribution to the significance of the Corton Conservation Area.

Taking all matters into account, it is considered that the proposal would preserve the character and appearance of the Corton Conservation Area and would not result in any harm to its significance. The limited visual changes arising from the loss of part of the grass verge and front boundary landscaping are not considered to be of a magnitude that would adversely affect the character and appearance of either the street scene or the wider Conservation Area.

Having regard to the above, the proposal is considered to accord with Core Policies 57 and 58 of the Wiltshire Core Strategy, the Wiltshire Design Guide and Policies DP3, DP4 and HE4–HE10 of the NPPF. The proposal would preserve the character and appearance of the Corton Conservation Area, thereby satisfying the statutory duty under Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990.

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, overbearing effects and disturbance.

The proposal relates solely to the creation of a vehicular access and driveway and does not involve the erection of any buildings or structures. Consequently, the development would not result in any loss of light, overshadowing, loss of privacy or overbearing impact upon neighbouring occupiers.

Whilst the proposed driveway would generate vehicle movements associated with domestic parking, the level of activity would be modest and typical of a residential property. The proposal is therefore not considered likely to result in unacceptable levels of noise, disturbance or other adverse impacts upon neighbouring occupiers.

Accordingly, the proposal would not result in unacceptable harm to the living conditions of neighbouring occupiers and is considered to accord with Core Policy 57(vii) of the Wiltshire Core Strategy and Policy P3 of the NPPF.

Highways Impact

Core Policy 57(xiv) of the Wiltshire Core Strategy requires development to meet the requirements of Core Policy 61, which requires proposals to be served by safe access to the highway network. Core Policy 64 seeks compliance with the parking standards set out in the Wiltshire 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 application was reviewed by Wiltshire Council’s Highway Officer, who initially objected to the proposed access arrangement. In particular, concerns were raised that the original scheme would have resulted in vehicles travelling along an existing footpath and would have required impractical manoeuvring, creating potential conflict between vehicles and pedestrians and resulting in an unacceptable highway safety risk.

Following these concerns, amended plans were submitted revising the access arrangements. The final revised scheme, shown on drawing GTB-967-2A Rev B, provides a more direct route between the highway and the application site, such that vehicles would cross the footpath rather than travel along it. The Highway Officer advised that the revised arrangement represented a significant improvement and withdrew their initial objection.

The Highway Officer has confirmed that the revised arrangements are acceptable in highway safety terms, subject to conditions requiring the provision and retention of visibility splays, appropriate surfacing of the first 5 metres of the access, measures to prevent surface water discharging onto the highway, a suitable access gradient, the appropriate positioning and inward opening of any gates, and the retention of the access, parking and turning facilities. On the basis of the parking and turning arrangement shown on the final revised plan, the Highway Authority is satisfied that adequate off-street parking and turning provision would be available, enabling vehicles to enter and leave the site in a forward gear.

The Parish Council raised concerns that the footpath should be regarded as a public right of way due to its period of use. The route is not recorded on the Definitive Map, and the Highway Authority has advised that it is privately owned and not publicly maintained. Any separate question concerning the possible acquisition or existence of public rights would fall to be determined through the relevant rights-of-way procedures. For the purposes of this application, the material planning effects of vehicles crossing the route have nevertheless been considered, and the Highway Authority raises no objection to the revised arrangement.

Subject to the recommended conditions, the revised scheme would provide safe and suitable access and would not result in an unacceptable highway safety impact. The proposal is therefore considered to accord with Core Policies 57(xiv), 61 and 64 of the Wiltshire Core Strategy, the relevant transport policies of the NPPF and the Wiltshire Local Transport Plan.

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 requires development within Protected Landscapes to be limited in scale and extent and sensitively located and designed to avoid harm to their statutory purposes and special qualities. Substantial weight must be given to conserving and enhancing the natural beauty of these areas.

The application site is located within the Cranborne Chase and West Wiltshire Downs National Landscape. The proposal would result in the loss of a section of front boundary hedgerow, the creation of a new access across the existing grass verge and the formation of a largely gravelled frontage. Consequently, the development would have a localised effect on the appearance of the site.

However, the proposal relates to a single residential property located within an established residential street characterised by domestic development, vehicular accesses and off-street parking. Whilst there would be a limited reduction in soft landscaping at the site, the development would be viewed within the context of the existing built form of the settlement and would not affect the wider landscape setting, scenic quality, or special qualities of the National Landscape.

Having regard to the domestic scale of the proposal, its location within an established residential street and its limited effect beyond the immediate site, the localised reduction in soft landscaping would not harm the natural beauty, scenic quality or special qualities of the Cranborne Chase and West Wiltshire Downs National Landscape. Substantial weight has been given to conserving and enhancing the designated landscape, and the proposal is considered to accord with Core Policy 51 of the Wiltshire Core Strategy and Policy N4 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 proposal would result in a localised reduction in greenery through the loss of part of the front boundary hedge, the formation of a predominantly gravelled frontage and the introduction of a vehicular crossing over part of the grass verge. However, having regard to the limited extent of the verge affected, the modest contribution made by the existing hedge, the established presence of vehicular accesses and frontage parking within the street, and the modern character of the host dwelling, the proposal would preserve the character and appearance of the Corton Conservation Area and would not harm the natural beauty or special qualities of the Cranborne Chase and West Wiltshire Downs National Landscape.

The revised access arrangement would enable vehicles to cross rather than travel along the private footpath, and the Highway Authority raises no objection subject to conditions securing visibility, surfacing, drainage, the access gradient and the retention of parking and turning provision. No unacceptable effects would arise in respect of neighbouring amenity, archaeology or other material planning considerations.

The proposal therefore accords with the Development Plan when read as a whole, and no material considerations indicate that planning permission should be withheld. Planning permission is consequently recommended subject to conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.
