APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/08706

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	The Croft, 20 Coulston, Westbury, BA13 4NY

	DEVELOPMENT DESCRIPTION:
	Conversion of single garage into artist/ hobby studio ancillary to dwelling

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the conversion of the existing single detached garage, into ancillary accommodation to be used as a hobby /artist studio.  The proposals include changes to the fenestration and doors, with internal changes to the building.  


SITE DESCRIPTION/CONTEXT

The application site is a detached, L shaped, 1.5 and 2 storey dwelling, with brick and cream render to the walls, under tiled pitched roofs. The first floor is partially lit with dormers and rooflights.  The dwelling is slightly elevated above the large gravel driveway, which is on a slight incline to the village road to the north.  There are gardens to the front and rear of the property.  

Forward of the principal elevation of the dwelling is a single storey, pitched roof garage, with a lean-to log store, built adjacent to the northern elevation.  It is built from matching materials to the main dwelling.  To the north side of this garage is a further, detached double garage. The walls comprise a brick plinth, with timber cladding above, under a tiled hip and catslide roof alignment. 

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

· Setting of listed building; and within the open countryside.


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	W/92/01156/FUL - Full planning permission Decision - Approve with Conditions Date: 19/10/1992 – Extension loft conversion garage

	15/05260/FUL - Full planning permission Decision - Approve with Conditions Date: 30/9/2015 – Construction of a timber frame garage/storage building

	18/08687/FUL - Full planning permission Decision - Approve with Conditions Date: 7/11/2018 – Extension to front of dwelling and first floor alterations




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1 Settlement Strategy
· Core Policy 2 Delivery 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 61: Transport and New Development
· Core Policy 64: Demand Management


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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

Wiltshire Local Transport Plan 2011-2026 Car Parking Strategy


CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Parish/Town Council: No objection 

Highways Officer: 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. 

Principle of Development

When assessing proposals for ancillary accommodation, it is important to establish whether the use remains clearly associated with the main dwelling and does not create a separate planning unit. Ancillary accommodation should have a clear physical and functional relationship with the host property, be subordinate in scale and use, and typically share access and services.

Key considerations include:

· Physical relationship – proximity to the main dwelling, whether it is attached or detached, and integration within the residential curtilage.
· Functional relationship – whether the space is intended for purposes linked to the household, sharing access, garden space, and utilities, and remaining dependent on the main house for day-to-day living.

In this case, the proposal seeks to convert an existing garage into a hobby room/artist studio for the applicant. It does not include sleeping accommodation or facilities that would enable independent living.

Assessment

Physical Relationship
The garage is located within the residential curtilage of The Croft, 20 Coulston, Westbury, and shares the same vehicular and pedestrian access as the main dwelling. No subdivision of the curtilage is proposed, and the building remains visually and physically part of the same planning unit. Its siting ensures it is read in the context of the host property.

Functional Relationship
The intended use is as a hobby/art studio ancillary to the main dwelling. The building will share services such as water, electricity, and broadband. It provides only a small workspace with a sink and storage; all primary domestic functions (meals, laundry, etc.) will continue within the main house. This confirms the use is ancillary rather than independent.

Subservience and Scale
The conversion involves minor alterations (rooflights, new doors, and fenestration) without increasing the building’s footprint or height. It remains subordinate in scale to the main dwelling.

Conclusion
The proposed use is clearly ancillary to the host dwelling and does not create a separate planning unit. The principle of development is therefore acceptable, subject to the other considerations set out below. A condition will be imposed to ensure the use remains ancillary.

Design, Impact upon the character and context of the area, visual amenity and heritage assets

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.  

The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes.  Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

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. 

Section 66 requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that designated and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development.

Core Policy 51 seeks that new development should protect, conserve and where possible enhance landscape character and that any negative impacts are mitigated against through sensitive design and landscape measures. 

The physical changes to the garage would include:
· The insertion of rooflights into the north and south roofslopes;
· The addition of thermal insulation on the inside face of the walls;
· Removal of the existing ceiling, to result in a vaulted roof;
· The insertion of a mezzanine for storage, with a roller ladder access;
· Replacing the existing garage door with a picture window;
· Blocking up the existing door and window in the southern elevation and the insertion of a new glazed door;
· Replacing the window in the northern elevation with a different design;

The existing footprint, eaves and ridge height of garage would remain the same as the existing.  Therefore, the proposals are predominantly aesthetic and would be of an acceptable design and materials, which would not increase the massing of the building, over and above a marginal projection from the rooflights if they are not fitted flush with the roofslopes.  The proposals would be of an appropriate design and scale, in keeping with the existing building.  The internal changes are acceptable.  In view of this, they would not cause any harm to the character and appearance of the area.  

Whilst the grade II Listed Church of St Thomas is located to the south-west of the property, it is separated from it by the neighbouring dwelling and rear garden of Meadow Fall.  From the site visit, the church was not visible from the front of the existing garage and dwellinghouse.  Therefore, due to the position of the proposed artist studio, its sufficient distance from the church of approximately 52m and the important fact that the building is existing, the proposals are not considered to cause any harm to the significance of the setting of the listed building. 

As the existing garage building is well contained to the application property, which is seen within the built form of the settlement of Coulston, the proposals are not considered to cause any visual intrusion into the open countryside. 

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the area and setting of the listed building. It would not result in harm to the significance of any heritage assets.

The proposals comply with Core Policy 51 of the Wiltshire Core Strategy.

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

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of 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.

The National Planning Policy Framework (NPPF), particularly Paragraph 135(f), stresses that planning decisions should ensure developments provide a high standard of amenity for existing and future users.   

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. 

Due to the location of the existing single garage/proposed annexe, in between the front elevation of the dwellinghouse and the adjacent, double garage, with at least 18m separating it from the side elevation of Meadow Fall and approximately 5m to No. 20a, with a 1.8m shared boundary fence separating the two properties, the proposals are not considered to cause any harm to the reasonable living conditions of the occupiers of the neighbouring properties.  As there will be no change to the size of the existing building it would not cause any overbearing or overshadowing impact on the neighbouring dwellings, over and above the existing situation. 

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

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 National Planning Policy Framework (NPPF), particularly Paragraph 115 and 116, requires that development proposals do not have an unacceptable impact on highway safety and that safe and suitable access to the site can be achieved for all users.

The Council’s Highways Officer has the following comments:

I refer to the above planning application for the conversion of a single garage into an artist/ hobby studio ancillary to dwelling.  After the conversion of the garage the property will still have adequate off-street parking to meet Wiltshire’s current parking standards.  I raise no highway objection.

Therefore, 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.

[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.


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, or ecology.

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


RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.


