APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00766

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Sands Bungalow, Northbrook, Market Lavington, Devizes, SN10 4AS

	DEVELOPMENT DESCRIPTION:
	Construction of 1.5 storey, detached garage with room over to be used as ancillary accommodation - changes from previous approval (PL/2023/00506).

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the construction of a 1.5 storey single garage with a room over to provide a home office, with a WC.  It will have an external staircase and will be lit with x3no. rooflights and a gable end window.

The application has been the subject of revised drawings including a block plan, floor plans and elevations which more accurately show the proposed development, in terms of adding the cardinal points to the block plan showing where the fenestration, doors and stairs are.  The cardinal points have been added to the existing and proposed elevations, and the proposed external materials, colour and finishes have been added for clarity. 

SITE DESCRIPTION/CONTEXT

The application site relates to Sands Bungalow, Northbrook, Market Lavington.  It is an L-shaped, chalet style bungalow, under pitched roofs, with an integral single garage and a dormer window, clad in timber, stained in a light brown, under a flat roof, in the front roof plane.  There are two further flat roof dormers, in the rear roof plane, with the same finish. The walls of the dwelling are brick, finished in a painted off white, with timber cladding, stained in a light brown to the front projecting gable.  The roof is covered in plain interlocking tiles.  
In front of the garage there is a long, unmade, single-track driveway leading to the highway, where vehicles park in a tandem arrangement.  The front garden is at a higher ground level than the house and is retained by a low-level brick wall.   The front garden is laid to grass, with hedging enclosures to either side and is open plan to the front with the road. 
The vehicular access to the application site is via a footpath, and public right of way (PROW) MLAV19.   The application site is within the development boundary for the Local Service Centre of Market Lavington, but otherwise, the site does not fall within any other planning designation. 

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

· Public right of way (PROW) MLAV19 runs across the front site boundary

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/82/0485 – Extensions to form kitchen and bathroom – Approved with conditions – 22/07/1982

	K/31297 - Full planning permission Decision - Approve with Conditions Date: 21/4/1995 – Erection of two storey side extension including garage with bedroom and ensuite bathroom over.

	PL/2023/00506 - Householder planning permission Decision - Approve with Conditions Date: 24/5/2023 – Construction of single storey front extension.  White render to all elevations of the dwelling. Erection of detached garage, to be clad in timber.




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 61: Transport and New Development
· Core Policy 64: Demand Management

Market Lavington Neighbourhood Development Plan 2018 - 2026

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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Market Lavington Parish Council: No objections. Members considered the application, noting that the proposal amends a previously approved scheme and includes design alterations. Discussions took place regarding the scale of the structure and the inclusion of upper-level windows. Members expressed the view that the building should remain ancillary to the main dwelling and not be capable of separate residential occupation. 

It was resolved that the Parish Council raises no objection, subject to a condition that the garage shall remain ancillary to the main dwelling, shall not be occupied as a separate unit of accommodation, and shall not be sold, let or otherwise disposed of separately from the principal dwelling.

Highways Authority: No objections, on the assumption that the office will be tied to the residential use of the main dwelling. 

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 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 be in accordance with the terms of what has been applied for i.e., ancillary accommodation. 

Having regard to the principle of the proposed conversion of the existing garage to an annexe, policies CP1, CP2 and CP12 of the WCS are relevant considerations, together with the themes of the NPPF.  The above policies deal with new housing supply.  There are no policies within the WCS that directly relate to the provision of ancillary, residential accommodation.  This element of the proposal does not seek permission for a separate dwellinghouse but would be for ancillary residential accommodation to Sands Bungalow. 

Physical Relationship
The new outbuilding is proposed in part to be used as annexe accommodation and is located within the residential curtilage of the host dwelling.  The ancillary accommodation proposed would share the same vehicular and pedestrian access with the main dwellinghouse.  The proposals do not show any subdivision of the annexe within the curtilage of the property; therefore, it would remain physically and visually within the same planning unit as the main dwellinghouse.  The siting of the proposed annexe would be in close enough proximity to the main dwellinghouse, to be seen within its context.  Therefore, it meets the physical test required for annexes. 

Functional Relationship
The annexe accommodation is proposed to be used by the family in the main dwellinghouse for ancillary, living accommodation, specifically as a home office. It may also be used by friends and family members, related to the family in the main house as overnight accommodation, although the submission doesn’t refer to this.  The ancillary accommodation would share the same services as the main dwelling in terms of water, electricity and broadband.  They would not be separate.  Due to the size of the annexe, it would provide limited accommodation, including an open plan office with a WC at first floor level and single garage at ground floor level.  In view of the above, the proposals would meet both the physical and functional link required for an annexe, and as such this part of the proposals are considered to be acceptable. 

In line with the comments raised by both the Parish Council and the Council’s Highways Officer, the outbuilding will be conditioned to be used as ancillary accommodation to be used in conjunction with the main dwellinghouse. 

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.

The principle of the single garage has already been established in Permission PL/2023/00506.  The ridge height of this garage was approved at 4.2m, with an eaves height of 2.3m, circa 7m length and 3.5m wide.  This proposed garage will have a marginally larger footprint than previously approved at 7.2m x 3.7m, under a ridge height of circa 5m.  The pitched roof will be covered in plain, tiles to match the main dwelling. 

The walls are proposed to be block rendered in white to match the main dwellinghouse (approved as such under Permission PL/2023/00506), with natural larch, finished with clear oil, applied to the gable ends of the outbuilding above eaves level.  The external staircase will be constructed from natural timber to match the timber cladding.   The garage door will be an up and over design, finished in sage green or grey colour.  It is not considered necessary to condition the external materials as they are annotated on the revised drawings, except for a condition ensuring that the painted render face will be applied to the blockwork prior to the occupation of the outbuilding. 

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.

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. 

The proposed, detached, 1.5 storey outbuilding will be well contained to the confines of the application site, occupying a position within a large front garden, sited approximately 1.7m from the front site boundary, and 1m from the north-eastern side boundary with Kingston House.  The front gardens relating to this row of dwellings are relatively large in size with between 22m and 33m separating the nearest south-eastern gable end of the proposed outbuilding with the principal elevations for Kingston House and Locksands Farm, respectively.  
Additionally, the 3no. rooflights proposed in the western, side roofslope will overlook the front garden of the application property, with a distance of 12m to the shared boundary with Locksands Farm, overlooking their front garden beyond.  Therefore, it is not considered necessary to condition the cill heights of the rooflights to be positioned a minimum of 1.7m above the room that they are installed in.  The window in the northern gable end will face across the access and across to the fields beyond.  As such due to the position, size and height of the proposals, they are not considered to give rise to any overlooking, loss of light, overshadowing, or have an overbearing impact upon these neighbouring properties or their private garden areas. 

It was not considered necessary to add a 1.8m screen to the top of the external staircase, as this would be used for fleeting entrance and exit to the first floor over the garage, rather than a platform to stand out on and overlook the neighbouring properties. 

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 proposals will not result in a change to the existing access, driveway and related car parking spaces within the property which provide at least 4 spaces.  The Council’s highways officer has no objections, subject to the property being tied to the residential use of the main dwelling by condition. 

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, 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.


