APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/05025

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	4 The Severalls, Ham, Marlborough, SN8 3QU

	DEVELOPMENT DESCRIPTION:
	Proposed two-storey rear and single storey side extensions, associated internal works and replacement outbuilding.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the replacement of an existing garage with an ancillary outbuilding comprising a gym/garden room, storage space, and a bathroom. In addition, a two-storey rear extension with a gable end, connecting to a single-storey lean-to roof extension is proposed on the right-hand side. This would adjoin a single-storey lean-to extension wrapping around the rear left-hand side of the dwelling, matching the existing wrap-around extension located at the rear and side corner of the property. The proposal also includes internal alterations to the dwellinghouse, including an additional bedroom.

Over the lifetime of the application, minor revisions have been sought to ensure the development complies with Certificate A by removing any eaves and rainwater goods that overhung neighbouring properties. 

SITE DESCRIPTION/CONTEXT

The site relates to 4 The Severalls, in the rural settlement of Ham. The application site comprises a semi-detached, two-storey dwelling, externally constructed of brick at ground floor level and pebble-dash render at first-floor level, beneath a clay tile roof. The site has a front amenity area with off-road parking leading to a single-storey garage. To the rear, there is a long garden with generous amenity space relative to the scale of the dwelling, and a modest single-storey lean-to wraparound extension has been constructed on the side and rear left-hand elevations of the dwellinghouse. The site is situated on a rural road and forms part of a row of matching semi-detached dwellings, with an interrelationship between neighbouring private amenity areas.

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

· High groundwater vulnerability: Groundwater levels between 0.25m-0.5m below the ground surface.
· North Wessex Downs National Landscape.
· Flood Zone 1.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2024/07612 - 3 The Severalls, Ham, Marlborough, SN8 3QU - Householder planning permission Decision - Approve with Conditions Date: 7/11/2024 – Proposed first floor rear extension & associated internal alterations



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 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

Ham Parish Council: Object. 

· Objection in relation to the impact on neighbours at 3 The Severalls caused by a two-storey extension.

REPRESENTATIONS

One objection received. 

Summary of points made: 

· Overbearing relationship to neighbouring property. 
· Significant built form in immediate proximity to neighbouring property. 
· Impact on outlook enjoyed from upstairs rooms, specifically the first-floor windows. 
· Cumulative effect of the development's height, depth and bulk. 
· Concern about the scale and massing of the development.
· Concern raised about its compatibility with the character and appearance of surrounding properties.
· No meaningful consultation with neighbours. 
· Request for additional information demonstrating the proposal's relationship with the neighbouring property. 

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 and alteration of an existing lawful building, and an ancillary outbuilding. 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 extension would be constructed of red brick, interlocking roof tiles and white uPVC windows, all to match the existing material palette of the host dwelling. The two-storey extension would have a gable-ended form, creating a cross-gable arrangement that corresponds with the dwelling's existing roof form. At ground-floor level, a single-storey lean-to extension with rooflights would be attached to the rear of the two-storey gable extension, creating a stepped appearance. This would align in form with an extended single-storey lean-to element that would connect to the two-storey extension on the rear and wrap around the side corner of the dwelling. The extensions would also require alterations to the location of existing openings, including adding windows within the two-storey extension, repositioning a window within the main dwellinghouse, introducing ground-floor windows, adding French doors on the east elevation, and adding a single door within the north-facing extension. These changes are necessary to accommodate the revised internal layout and add architectural interest to the rear elevation.

The proposed extensions are considered subservient additions due to their matching materials, complementary form, and relatively modest footprint, with the first-floor element projecting approximately 6m and the second approximately 2m.  Given their scale, massing and bulk, together with the properties' long rear garden, they are not considered disproportionate additions and therefore comply with Policy S5(1)(c) NPPF.

The proposal also includes a single-storey outbuilding constructed of timber cladding, plain clay roof tiles and uPVC windows. The building would have a gable roof form and a footprint of approximately 32m². The design, materials, and siting of the outbuilding broadly reflect those of the existing shed attached to the property's garage, and ensure it clearly reads as an ancillary building. The inclusion of uPVC bi-fold doors and windows would modernise the structure and improve its appearance, making it coherent with the host dwelling. The outbuilding is considered a modest addition that is appropriately located within the site and would represent an improvement over the existing shed and garage, which appear to be in a state of disrepair.

A comment has been noted regarding the proposal's impact on the character and appearance of the area. It is also noted that the neighbouring property, 3 The Severalls, received planning permission in 2024 for a two-storey rear extension of a broadly similar scale and form to the current proposal, albeit with a hipped roof design (PL/2024/07612). Although, at the time of writing, the approved extension at No. 3 has not been built, it is acknowledged that, if built, the differing roof forms may appear somewhat at odds, with one extension featuring a gable end and the other a hipped roof. Nevertheless, both extensions would be located to the rear of the properties and would not be visible from public vantage points. Furthermore, the existing dwellings lack architectural merit, so two extensions with differing roof forms would not significantly harm the character or appearance of the area and for the reasons set out above, the proposed roof form is considered appropriate in the context of the host dwelling. 

With regard to the proposed outbuilding, limited views would be available from the street scene; however, it would improve on the existing garage and attached shed. Overall, the proposal is considered acceptable in terms of its impact on the character and appearance of the area.

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 site neighbours residential properties on either side, including number 3 The Severalls, which shares a common boundary and party wall with the application site. It is noted that the occupiers of this property have submitted objections to the proposal, and these comments have been duly considered.

The proposed extension would add built form at both ground and first-floor level, extending approximately 6m at ground floor and 2m at first-floor level. No. 3 contains rear-facing windows within its north elevation at first-floor level, and windows serving an existing ground-floor extension and conservatory adjacent to the proposed development. Whilst it is acknowledged that there may be a degree of overshadowing as a result of the two-storey extension, given the north-facing orientation of the windows, any resulting loss of light or overshadowing is not considered to be so significant to warrant a reason for refusal in this instance.

Whilst there would be some increase in overshadowing and a degree of overbearing impact on the rear garden of No. 3, properties along The Severalls benefit from deep rear amenity areas. The extension, although positioned close to the shared boundary, is not considered unduly bulky and amendments to the scheme have ensured that no part of the development would overhang neighbouring land. In addition, as noted above, planning permission PL/2024/07612 establishes the potential for No. 3 to construct a comparable first-floor extension. If implemented, aligning the rear building lines would significantly reduce, if not eliminate, any impacts relating to overbearing or overshadowing.

Additional windows are proposed at both ground and first-floor level. The first-floor windows would be high-level and, whilst they may provide some views towards the neighbouring garden at No. 3, they broadly reflect the existing window pattern at a deeper projection and are not considered to result in materially greater overlooking than currently exists. The new ground-floor windows would provide only low-level views across private amenity space and are considered acceptable.

The proposed outbuilding would be positioned adjacent to the garden of No. 5 The Severalls. Its scale and siting broadly reflect that of the existing garage and, as such, no greater impact would arise in terms of overshadowing or overbearing. Windows proposed within the north and south elevations that could otherwise provide views towards neighbouring amenity areas would be obscure glazed, preventing overlooking. The bi-fold doors within the west elevation would provide only low-level views across the application site's own garden. Accordingly, the proposal is considered acceptable with regard to neighbouring residential amenity.

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.

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.

No alterations are proposed to the access arrangements. The proposed development includes the replacement of a single garage with an outbuilding, with the potential loss of one parking space. In addition, the proposed extensions would provide an additional bedroom, and there is potential for an additional bedroom space within the new outbuilding. This would result in a net increase of two potential bedrooms, increasing the property from three to five bedrooms. Wiltshire's adopted parking standards require three parking spaces for dwellings with four or more bedrooms. The site plan demonstrates that three vehicle parking spaces can be accommodated on the front driveway. As such, the proposal is considered acceptable in terms of highway safety.

It is considered that 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.

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 represent a subservient addition to the existing dwelling, and the outbuilding would be well related to, and clearly read as ancillary to, the host property. As the development would not encroach into the open countryside, it would not adversely affect 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.

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 site lies within Flood Zone 1. However, as identified in the site constraints, it is located within an area of high groundwater vulnerability, where groundwater levels are recorded as being between 0.5m and 2.5m below ground level. As such, it is necessary to ensure that flood risk is mitigated so that risks to the site and surrounding areas are managed.

A Householder and Minor Extension Flood Risk Assessment has been submitted in support of the application. The assessment proposes flood mitigation measures under Option 1, including that finished floor levels are not set below existing ground levels, raising electrical sockets 400mm above floor level, and using flood-resistant materials such as solid ground-bearing concrete floors and cavity wall construction with a brick outer skin. Given that the proposed development would result in only a modest increase in footprint, and that the proposed mitigation measures would be implemented, the development is considered acceptable in terms of flood risk arising from groundwater vulnerability.

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.

Principle of Development 

In most householder applications, the principle of development is not a matter for detailed assessment, as the residential use of the site is already established and the proposal typically involves minor works within the curtilage of a lawful dwelling.

However, in this instance, it is necessary to consider whether the proposed development is acceptable in principle due to the use of the outbuilding, which includes a bathroom and a possible bedroom space. Due to its scale and design, the development would be of ancillary use to the main dwelling house and therefore would be considered lawful residential use. However, to ensure its compliance and future use, this will be secured by applying a condition. 

As such, the principle of development is considered acceptable, subject to the detailed assessment of design, amenity, and other material considerations set out below.

Other issues

A comment was raised regarding consultation with neighbouring properties. I can confirm that the required statutory consultation was undertaken with neighbours. In addition, the applicant confirmed that the green site notice was displayed at the front of the property throughout the consultation period. Any additional consultation beyond the statutory requirements is at the discretion of the applicant and is not required by legislation.

In this instance, it was determined that additional plans demonstrating the proposal's relationship with neighbouring properties were not required, given the assessment undertaken in the Amenity section of this report. The plans submitted were considered sufficient to enable an assessment of the proposal at validation stage and throughout the determination of the application.

[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.


