APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/02430

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	13b London Road, Marlborough, SN8 1PH

	DEVELOPMENT DESCRIPTION:
	Resubmission of application for construction of garage/workshop previously approved under PL/2022/00548 and PL/2023/01359

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site relates to a two-storey, detached, red brick and tiled roof dwelling which is currently under construction (almost completed).  This was approved under planning permission 15/02364/FUL.  The site is linear in form and is enclosed along its southern side by herras fencing, with Plume of Feathers Lane beyond.

The site is accessed via London Road leading onto a no-through, unadopted lane that leads to the application site alongside two other dwellings.  These include the Plume of Feathers' garden, and rear access to the terraced properties 14-23 London Road.  

The site is within the Marlborough Conservation Area; the North Wessex Downs National Landscape; and Flood Zone 2.


PROPOSAL

This application seeks to renew the now lapsed Permission PL/2022/00548, dated as approved on 21 April 2022, for the construction of a domestic outbuilding comprising a garage/workshop for purposes incidental to the enjoyment of the dwellinghouse (Use Class C3), with no independent residential use proposed (storage of applicants vintage car). 

It is noted that the siting of the proposed garage/workshop has been changed slightly from the lapsed approval and the footprint of the building has been reduced in area. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2022/00548 - Full planning permission Decision - Approve with Conditions Date: 21/4/2022 – Construction of garage/workshop

	14/06254/FUL - Full planning permission Decision - Approve with Conditions Date: 5/9/2014 – Construction of a single two bedroom cottage

	15/02364/FUL - Full planning permission Decision - Approve with Conditions Date: 22/4/2015 – Erection of a detached dwelling with amendments to internal layout, elevations, and footprint of previously approved application 14/06254/FUL.

	K/39056 - Full planning permission Decision - Refused Date: 9/5/2000 – The erection of one dwelling

	PL/2023/01359 - Full planning permission Decision - Approve with Conditions Date: 17/4/2023 – Alteration to planning permission 15/02364/FUL to include additional porch to approved dwelling



The construction of the garage/workshop was approved under Permission PL/2022/00548.  Permission PL/2023/01359 also comprised the same plans as the 2022 Permission but solely related to the addition of a porch on the main dwellinghouse.  The case officer report did not include the construction of the garage/workshop in its assessment or the conditions.  Therefore, the original Proposal description has been amended from Resubmission of application for construction of garage/workshop previously approved under PL/2022/00548 and PL/2023/01359 to Resubmission of application for construction of garage/workshop previously approved under PL/2022/00548. 


RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 14: Spatial Strategy: Marlborough Community Area
· 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 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;

Neighbourhood Plan:
Marlborough Neighbourhood Plan 2021 – 2036 – Made March 2023

Supplementary Planning Documents and other Guidance: [
· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015

ISSUES 

The main issues that need to be addressed in this case include:

· Principal of development
· Design, Impact upon the character and context of the area and heritage impacts
· Amenity
· Highway impact
· Ecology impact
· Drainage and flooding impact
· Other Issues


CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways: No objections. 

WC Drainage: No objections.


REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;
· A site notice displayed near the site; 
· An advertisement placed in the local press.

These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.

Two objections have been received from the occupiers of Skittle End, 8 Five Alls Court and 4 Five Alls Court, London Road, Marlborough.  They have raised the following comments:

· We object to the use of a workshop so close to our homes, particularly number 4, Five All's Court, whose garden would be in close proximity to the workshop. 
· The use of woodworking and other tools creates significant noise in an already small neighbourhood and on these grounds, we would strongly object to this.
· A workshop would create noise and disturbance in a quiet location beside a small park run by a mental health charity which has the specific aim of creating a peaceful space. This area is considered one of Marlborough's" hidden gems."
· As the resident of number 8 Five Alls Court, which is across a small open space from 13b London Road, I have suffered intermittently for years from the ear-splitting noise of power tools being used during the renovations at 13b London Road. The noise can occur at all times of the day, including weekends. Given that the plans have been submitted by a member of the building trade I believe that the proposed workshop will be used for more than domestic or hobby purposes thus I strongly object to this planning 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 Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the National Planning Policy Framework (NPPF) as a material consideration in the assessment.

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.

Having regard to the principle of the proposed construction of a garage/workshop to an annexe, policies CP1, CP2 and CP14 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 13b London Road, Marlborough.  The principle of development has already been established in the lapsed Permission in 2022, under approval PL/2022/00548.

Physical Relationship

The proposed construction of a garage/workshop will be 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 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 for ancillary accommodation by the applicant and for the storage of his classic car.  The ancillary accommodation would share the same services as the main dwelling in terms of any water, electricity and broadband.  Due to the size of the annexe, it would provide limited accommodation, over a footprint of approximately 24.5m2.  Therefore, it is considered to meet the physical test. 

Subservience and Scale

Due to the single storey, low scale, limited footprint of the proposed annexe, it will remain subservient to the main dwelling, will be well contained within the domestic curtilage, with access onto the main driveway to the house.  Therefore, it will be of an appropriate scale in relation to the main house. 

Design, Impact on the Character and Appearance of the Area and Heritage Assets
The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. 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 16 (Listed Building Consent) and Section 66 (Planning Permission) 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.

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 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. In particular: 

The Planning Practice Guidance provides guidance on interpreting the NPPF.
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 proposed garage/workshop would be seen as an ancillary building located within a residential area near the centre of Marlborough. The pitched roof design, scale and material finish proposed, red brick, with clay tiles to match the existing dwelling, would create a building that respects the surrounding built form and character of the area and would not detract from the character or appearance of the Conservation Area.  The setting of the surrounding listed buildings would be maintained. It is therefore considered that the proposed building would have a neutral impact on the character and setting of the designated heritage assets.

The external materials of the garage/workshop will be conditioned to match those existing. 

Amenity
Core Policy 57 (Point vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents.

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

These policies guide the assessment of amenity impacts, which will be considered in detail under the below headings.

The proposed development as a result of its design would not result in an adverse loss of privacy, have an overshadowing or overbearing impact upon the occupiers of neighbouring properties due to the single storey height, scale and revised position of the building, now showing as set in from the western rear and southern side boundaries of the site.  This will aid the construction of the building, due to the poor state of the neighbours wall (according to the agent).  This will also enable the applicant to carry out any maintenance to these elevations of the building without having to access land outside the applicants ownership.  

Whilst concerns have been raised regarding potential noise from workshop activities, the proposed building is modest in scale and is to be used for purposes incidental to the residential use of the dwelling. A planning condition will restrict the use of the building to purposes incidental to the enjoyment of the dwellinghouse and prohibit any commercial or business use. This ensures that the intensity and nature of activities remain compatible with the surrounding residential context. On this basis, and having regard to the fall-back position, the proposal would not give rise to unacceptable harm to neighbouring amenity.

Further ongoing construction noise is mentioned.  The site is currently a building site and therefore there would be a degree of nuisance and disturbance related to this, which will cease when the development is complete.  

Appropriate conditions will form part of the approval restricting the use of the garage/workshop as an ancillary accommodation in relation to the main dwelling and a further condition ensuring that the garage/workshop will be used only for purposes incidental to the enjoyment of the dwellinghouse known as 13b London Road and not for any commercial, business or primary residential use.  

In relation to the neighbour/local resident comments, the principal of this development has already been established by a lapsed approval in 2022, and the proposals are predominantly the same as previously approved.  There has been no material change in policy or the proposals, therefore there are no grounds to warrant a refusal. 

Highways Impacts and Parking 
Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:
· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

Relevant policies include Core Policies 60–64 of the Wiltshire Core Strategy, supported by the Wiltshire Local Transport Plan, Car Parking Strategy.

The site is positioned along a narrow lane where manoeuvring a vehicle into the site would be restricted. The plans show how a car can be manoeuvred into the site, and the building is proposed to store a classic car.  The site occupies a sustainable location in the town centre, where shops and services are within walking distance, therefore it occupies a sustainable location.  WC Highways have not raised any objections to the proposals on the basis this is a renewal of a lapsed Permission.  It is therefore considered that the proposed outbuilding would not adversely impact on the highway safety or its users within the area.

Ecology and Biodiversity
The ecological impact of development is a key planning consideration, especially for larger schemes. Proposals must assess and address potential effects on protected species; priority habitats; ecological networks; and green and blue infrastructure

Core Policy 50 of the Wiltshire Core Strategy requires development to avoid harm to ecological assets; deliver measurable Biodiversity Net Gain (BNG), in line with the Environment Act 2021; support habitat restoration and connectivity; and Integrate biodiversity into site design.

The Green & Blue Infrastructure Strategy (2022–2030) promotes nature recovery, ecosystem services, and habitat connectivity through development.

Unless exempt, National policy requires a minimum of 10% Biodiversity Net Gain (BNG) for major developments, demonstrated via Biodiversity Metric calculations and ecological assessments (e.g. PEAs, Phase 1 surveys, protected species surveys).

The proposed garage covers an area of approximately 24.5m2 and replaces a shed on the site.  Therefore, as there will be no net loss of onsite or linear habitat, the development is considered to be subject to de minimis exemption.  Therefore, it is not necessary to provide 10% BNG.

Landscape and Visual Impact 
Core Policy 51 of the Wiltshire Core Strategy requires development to:
· Protect, conserve, and enhance landscape character and quality.
· Respect local distinctiveness, key views, and visual receptors.
· Give particular weight to impacts on National Landscapes (formerly AONBs) and locally valued landscapes.

The Wiltshire Design Guide SPD (2024) promotes a context-led approach, encouraging integration with natural features and settlement patterns while avoiding visual intrusion.

The Green & Blue Infrastructure Strategy (2022–2030) supports landscape protection through green infrastructure, habitat connectivity, and nature-based solutions.

The NPPF emphasises the need to protect and enhance valued landscapes, particularly those with scenic, historic, or ecological significance. Planning decisions should:

· Recognise the intrinsic character and beauty of the countryside.
· Safeguard key views, local distinctiveness, and landscape settings.
· Ensure development is well-integrated into its surroundings and avoids visual intrusion, especially in sensitive or designated areas.

Landscape impact must be considered alongside biodiversity, heritage, and green infrastructure objectives, with mitigation measures encouraged where harm cannot be avoided.

Paragraph 189 of the NPPF requires that great weight should be given to conserving and enhancing landscape and scenic beauty in National Landscapes which have the highest status of protection in relation to these issues.

Under Section 245 of the Levelling-up and Regeneration Act 2023, LPAs and other relevant authorities must now “seek to further” the statutory purposes of National Landscapes (formerly Areas of Outstanding Natural Beauty), replacing the previous duty to merely “have regard to” them.

This is an active duty, requiring authorities to take reasonable and proportionate steps to support the conservation and enhancement of the natural beauty, special qualities, and key characteristics of these designated areas when exercising any function that affects them.

The proposal due to its position within the built-up area of Marlborough, will not encroach or cause visual harm to the National Landscape. 

Therefore, the proposals comply with CP 51 of the WCS.

Flood Risk and Drainage
Core Policy 67 of the Wiltshire Core Strategy and NPPF paragraphs 170–182 require:
· Avoidance of increased flood risk.
· Use of appropriate mitigation measures.
· Application of the sequential and exception tests for developments in Flood Zones 2 or 3.

Sustainable Drainage Systems (SuDS) are required for all major developments and must:
· Manage runoff near its source.
· Improve water quality.
· Support biodiversity and amenity.
· Be integrated into the site layout and green infrastructure.

The Council’s Drainage Team have made the following comments:

“The application has been supported by a site-specific flood risk assessment (FRA), which identifies the site as being within flood zone 2, indicating a medium risk of fluvial.  No details regarding surface water or groundwater flooding have been provided in the FRA. However, as per Wiltshire Council’s SFRA there is low risk of surface water flooding but the access to the site is at high risk of flooding.  Also, mapping suggests a high level of risk from groundwater flooding with ground water levels ranging from approximately 0.025m to 0.5m below ground level.” 

“The applicant is seeking permission to construct garage or workshop next to the existing house. Which was previously approved under PL/2022/00548 and PL/2023/01359. There is no information provided specifying the change in impermeable area, however on the basis of previous applications the area is approximately 125 Sq.M”.

“It is noted that the applicant has proposed following flood mitigation measures:

· The floor level of the garage will be a minimum of 50mm above general ground level and will slope towards the external doors by 50mm.
· The external walls will be of resilient masonry construction. There will be no cavity as the building is to be an unheated garage. The outer face will be treated with a breathable but water resisting silicone coating to inhibit water penetration plaster.
· New floors will be of solid construction with a concrete slab over a sealed damp proof membrane turned up and linked to damp proof courses in the walls.
· All electrical services will be kept to a minimum height of 450 mm above the floor level.
· All paving will be permeable type”.

The proposal constitutes minor development for the purposes of the NPPF and is therefore not subject to the sequential test. Having regard to its scale, location within an existing residential curtilage, and the mitigation measures proposed, the development is considered acceptable in flood risk terms. Therefore, the proposals comply with CP 67. 

Other Issues
Informative WP18 will be attached to the approval to draw to the applicant’s attention to the fact that the approval only relates to land within the ownership of the applicant.  This is relevant due to the position of the proposed garage/workshop, built up to the northern boundary of the site. 

Conclusion / Planning Balance
In the planning balance, significant weight is afforded to the extant fallback permission for a similar form of development. The proposed development is of reduced scale and would not materially alter previously accepted impacts. Whilst some concerns have been raised in relation to potential noise from workshop use, these are appropriately controlled through condition. The proposal would result in no harm to heritage assets, landscape character, highway safety or flood risk. Accordingly, the proposal is considered acceptable.

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions.
