APPLICATION FOR ANNEXED ACCOMODATION 
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09505

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Pound Cottage, Plough Lane, Marston, Devizes, SN10 5SR

	DEVELOPMENT DESCRIPTION:
	Demolition of existing summerhouse and construction of a two bedroom annexe to provide ancillary accommodation. (Re-submission of PL/2022/04523)

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the demolition of the existing summerhouse and construction of a single storey, two-bedroom annexe to provide ancillary accommodation.  This is a re-submission of the lapsed approval PL/2022/04523, dated 04 August 2022, which further renews the original planning approval for the same proposals, under Permission 18/9760/FUL.


SITE DESCRIPTION/CONTEXT

The application relates to an existing summerhouse within the curtilage of Pound Cottage, a detached, red brick dwelling, built under clay tiled, gable pitched roofs, located on the edge of Marston.  There is detached double carport with storage areas, built of a timber frame, with stained timber cladding, under clay pantiled roofscapes; a greenhouse; and a timber constructed summerhouse, within the domestic curtilage.  

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

· Conservation Area; is within the North Wessex Downs National Landscape; and within a Small Village without a settlement boundary and is therefore in the open countryside.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]Proposal / Summary

	E/09/0619/FUL - Full planning permission Decision - Refused Date: 6/7/2009 – Erection of dwelling and re-location of thatched summerhouse to be used as garage

	K/58751/F - Full planning permission Decision - Withdrawn Date: 24/6/2008 – Erection of thatched dwelling and re-location of thatched summerhouse to be used as garage.

	K/33392 - Full planning permission Decision - Approve with Conditions Date: 23/10/1996 – Detached two bay garage and store.

	18/09760/FUL - Full planning permission Decision - Approve with Conditions Date: 5/12/2018 – Demolition of existing summerhouse and construction of a two bedroom annexe to provide ancillary accommodation.

	PL/2022/04523 - Full planning permission Decision - Approve with Conditions Date: 4/8/2022 – Demolition of existing summerhouse and construction of a two-bedroom annexe to provide ancillary accommodation (revision of 18/09760/FUL).




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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

The Wiltshire Local Transport Plan 2011-2026 Car Parking Strategy

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Marston Parish Council: Support this application.  This application is for a renewal of the previously approved scheme PL/2022/04523 which was in fact a renewal of the approved scheme 18/09760/FUL.  As the details of this scheme have remained the same, the Parish Councils reaction will be to remain the same, and we support this proposal. We look forward to hopefully seeing this scheme being built out this time round.

Ecology Officer: no objections, subject to a condition. 

Conservation Officer: No objections. 

Arboricultural Officer:  No objection in principle, however it is recommended that the Tree Constraints and Tree Protection Plan is updated to include temporary ground protection within the Root Protection Areas (RPAs) of certain trees set out below. 

REPRESENTATIONS

One letter of representation has been received from the occupiers of 4 The Green, Marston.  They have no objection to this application. 


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
Policy Context
When assessing proposals for annexed accommodation, it is essential to determine whether the development genuinely constitutes an annexe or whether it functions as an independent dwelling. An annexe should have a clear physical and/or functional relationship with the main dwelling. This means it must be subordinate in scale and use, and typically reliant on the main house for access, services, or shared facilities.

This means considering:
· Physical relationship – proximity to the main dwelling, whether it is attached or detached, and how it integrates with the existing residential curtilage.
· Functional relationship – whether the annexe is intended for use by family members, whether it shares access, garden space, or utilities, and whether it is dependent on the main house for day-to-day living such as provision of care.

In assessing whether the accommodation is ancillary, consideration should be given to the presence of self-contained facilities such as a separate kitchen, bathroom, and independent access. These features may indicate a level of autonomy inconsistent with ancillary use and could suggest the accommodation functions as a separate dwelling.

Where the proposed accommodation does not demonstrate a clear physical or functional relationship with the host dwelling, it may constitute a new dwelling and therefore not in accordance with the terms of what has been applied for i.e., ancillary accommodation. 

Assessment
The proposed annexe will be used for guest accommodation for family and friends related to the family residing in the main dwellinghouse. 

Physical Relationship

The proposed annexe will be a detached outbuilding, located within the residential curtilage of the host dwelling.  It will be sited in close enough proximity to the main cottage, that it will be seen within its context.  It will share the same vehicular and pedestrian access with the main property.  There will be no physical separation via the construction of any solid boundary treatments, from the main house.  

Subservience and Scale
The proposed annexe will be single storey height, under a pitched roof and will therefore be subordinate in size to the two-storey host dwelling.  The proposed layout of the annexe, due to its location to the north-western corner of the property, behind the existing garage and to the side of the main dwellinghouse, does not facilitate the future subdivision or independent occupation of the outbuilding.  

The footprint of the annexe covers approximately 46m2 (8.9m x 5.2m) and will be subdivided to provide limited accommodation including two modest sized bedrooms, as per the proposal description.  The other rooms are not annotated on the submitted plans but are likely to serve a bathroom and a small living space, with a kitchenette, which is indicated by a countertop on the submitted plans.  

Conclusion
In view of the above, at the time of assessment, the proposal is considered to meet the physical and functional tests required to be used as ancillary accommodation in relation to the main dwellinghouse.   Therefore, the proposed annexe will remain within the same planning unit, as the house.  A condition will ensure that the accommodation proposed is tied to the main dwellinghouse. 

Design, Impact upon the upon the character and context of the area and heritage assets
Policy Context
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.

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 72(1) of the Act requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas.

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.

Assessment

The proposed annexe will be of simple plan form, single storey, under a pitched roof. It will have the same footprint; height to ridge and eaves; orientation and position as the previously approved scheme in 2022.  The proposed materials to the external surfaces, including a brick plinth; timber cladding to the walls (larch, left to weather naturally); painted timber joinery to the windows; under a clay pantiled roof, to match the host dwelling, these will also match those on the lapsed approval.  The submitted Planning Letter confirms that the materials will be the same as previously approved.  The external materials will be conditioned. 

It is noted that in consideration of the approved 2018 application, the council’s Conservation Officer advised “the low ridge height of the proposed building is such that it will not be easily seen from the wider area. Consequently, the gap which makes a positive contribution to the character of the area will be retained”.

Therefore, the proposal will be built of appropriate, traditional materials and will be of a design, that will not harm the character and appearance of the conservation area.  It is noted that the Council’s conservation officer has no objections to the proposal, particularly as they are the same as those previously approved applications, albeit, now lapsed. 

Impact upon trees:
It is noted that in the 2022 Permission, no comments were received from the Council’s Arboricultural Officer at the time of writing the case officer report, however, the applicant has advised that the Council’s Arboricultural Officer did make as subsequent site visit and set out the recommendation referred to below, to the applicant, which he confirmed on a telephone call to the planning officer under this application.

The Council’s Arboricultural Officer comments:

“There is no arboricultural objection to the proposal in principle. However, to avoid the unintentional root compaction of the neighbouring trees, it is recommended that the Tree Constraints and Tree Protection Plan Drawing No: BJH 03/04 be updated to incorporate temporary ground protection within the RPAs of trees T2, T3 and T4”.

[bookmark: _Hlk220499372]It is noted that on the submitted Drawing No. BJH 03/04 – Tree Protection Plan, that in the Key, it refers to the “Ground protection measures required here in accordance with BS5837:2012 – Section 6.2.3.3a)”.  But doesn’t add that this section is dealt with on p17 of the submitted Arboricultural Method Statement, where under point a) it refers to, two different types of ground protection measures that could be used, as set out below.  

[bookmark: _Hlk220493563]“BS5837:2012 – Section 6.2.3.3 - New temporary ground protection should be capable of supporting any traffic entering or using the site without being distorted or causing compaction of underlying soil”.

“Note The ground protection might comprise one of the following:

a) for pedestrian movements only, a single thickness of scaffold boards placed either on top of a driven scaffold frame, so as to form a suspended walkway, or on top of a compression-resistant layer (e.g. 100mm depth of woodchip), laid onto a geotextile membrane”.

In view of this, a pre-commencement condition will require Drawing No. BJH 03/04 – Tree Protection Plan, to be updated to illustrate one of the methods set out above. 


In view of this, the proposals are not considered to cause any harm to the health of the nearby trees within the Conservation Area. 

The same condition on the 2022 Decision Notice requiring the works to be carried out in strict accordance with the tree protection measures (including on the erection of protective fencing and the use of a piling system) contained within the approved Arboricultural Method Statement and Tree Root Protection Service Method Statement will be secured on this decision notice. 

Amenity
Policy Context
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. 

The proposal due to its position, set in from the shared boundaries of the property, at single storey height, with its fenestration and partly glazed door facing directly over the private amenity space of the property, will not have any impact upon the nearest neighbouring properties to the north-west and south-east sides in terms of causing any overlooking; loss of light; or having an overbearing impact. 

Highways Impact
Policy Context
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.

Assessment

There is a large gravel driveway serving the property with a two bay open fronted carport to the south-west of the main dwellinghouse.  Together, these elements provide 4+ parking spaces, allowing at least one parking space to serve the annexe and a further 3+ spaces to serve the three-bedroom property.  Therefore, exceeding the minimum standards of the Wiltshire Local Transport Plan 2011-2026 Car Parking Strategy.

As such, the proposals would not cause any harm to highway safety.

Ecology Impact 
Policy Context
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.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The Environment Act 2021 introduces a statutory requirement for most developments to deliver a minimum 10% Biodiversity Net Gain (BNG).

Assessment

The Council’s Ecology Officer comments that:

Salisbury Plain Special Protection Area (SPA) 6.4km buffer
The application lies within the 6.4km zone of influence of the Salisbury Plain SPA and potential impact of recreational pressure on stone curlew, in combination with other plans and projects, must be considered. 

A test of likely significance has been carried out by the relevant Competent Authority (Wiltshire Council) as required by Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended).  This concluded that given the scale and nature of the development (there will be no net increase in the overnight accommodation created, provided the use of the annexe is tied to the main property via condition) combined with the separation of less than 6km between the SPA and the application site, there is no mechanism for adverse effect, and any temporary construction impacts and operational impacts would be de-minimus.  The HRA has concluded that the application is not likely to have significant impacts on Salisbury Plain SPA and subsequently the application is screened out of Appropriate Assessment.

Protected species
A preliminary bat roost assessment was undertaken in September 2018. Over six years have passed since this survey and, typically, survey results would not remain valid for this length of time (see CIEEM’s advice note ‘On the lifespan of ecological reports and surveys’). However, given the type and size of building to be removed (a single-storey summer house with glazing) as well as the previous findings of no suitable bat roosting features, it is considered proportionate in this case to accept the previous survey results. There are no records of known roosts within 290m, and the site does not fall within any core roost areas associated with a bat SAC/protected site.  Under the Conservation of Species and Habitat Regulations 2017, it is an offence to harm or disturb bats or damage or destroy their roosts. Planning permission for development does not provide a defence against prosecution under this legislation. The applicant is advised that should bats or evidence of bats be found during the works, all works must cease and a professional ecologist contacted.  This will be drawn to the applicant’s attention via an informative. 

Biodiversity Net Gain
From 12 February 2024, Biodiversity Net Gain (BNG) became mandatory under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021) requiring applications to deliver 10% BNG unless exempt.  Based on the information available the biodiversity gain planning condition is not considered to apply to this application as the development meets the following criteria and is therefore below the de minimis threshold, meaning the development:

· does not impact an onsite priority habitat (a habitat specified in a list published under
section 41 of the Natural Environment and Rural Communities Act 2006); and
· impacts less than 25 square metres of onsite habitat that has biodiversity value
greater than zero and less than 5 metres in length of onsite linear habitat (as defined
in the statutory metric). As per the Planning Letter, 18.5m2 of habitat with a
biodiversity value >0 will be impacted. Therefore, this sub-criterion is met.

Note to case officer: you should be satisfied that the proposals meet the above criteria and act accordingly. Further information will be required from the applicant prior to determination in the event the application is considered to be subject to mandatory biodiversity net gain.

It is noted that the agent has referred to the above in the submitted Planning letter, to justify that BNG is not required. 

Enhancements
In line with the NPPF and with CP50, applications must ensure that no net loss of functional habitat for the benefit of wildlife in the local area will occur as a result of the proposed development. In addition, gains for biodiversity, relevant to local habitats and wildlife populations, should form part of the proposed development. It is therefore recommended that a biodiversity enhancements condition is applied to secure enhancements such as bat/bird boxes.

This conclusion is reached on the proviso that a planning condition is imposed to ensure the annexe remains ancillary to the main dwelling and is not used as a separate unit of accommodation.

As such the proposals will comply with CP 50 of the WCS. 

National Landscape 
Policy Context
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.

The National Planning Policy Framework (NPPF), in Paragraph 189, states that “great weight” should be given to conserving and enhancing landscape and scenic beauty in National Landscapes (formerly Areas of Outstanding Natural Beauty). Development within or affecting the setting of a National Landscape must demonstrate that it will not result in unacceptable harm to the special qualities of that area.

Under Section 245 of the Levelling‑Up and Regeneration Act 2023, the Council must now ‘seek to further’ the purposes of the National Landscapes in its decision making. This legislative change strengthens the duty under Section 85 of the Countryside and Rights of Way Act 2000, which originally required that authorities ‘have regard to’ their conservation purpose. In assessing this proposal, the Council has actively considered how it will conserve and enhance the natural beauty of the National Landscape, in line with national legislation and the area's Management Plan.

Assessment
The proposals will be well contained to the application property, which is seen within the built form of the Small Village of Marston, and will not result in an encroachment into the open countryside.  Therefore, no harm will be caused to the special landscape qualities of the North Wessex Downs National Landscape. 

CONCLUSION 
The proposals in terms of its scale, design and materials are considered to be acceptable in the context of its surroundings and are in accordance with the general criteria set out in the aforementioned policies of the local development plan.


RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.


