APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09376

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	42-43 Oxford Street, Ramsbury, Marlborough, SN8 2PG

	DEVELOPMENT DESCRIPTION:
	Erection of Detached Carport

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a detached carport in the rear garden of an existing dwellinghouse.

SITE DESCRIPTION/CONTEXT

The application relates to 42-43 Oxford Street in Ramsbury, Marlborough. It is a Grade II listed building (List Entry Number: 1183933) located within the Ramsbury Conservation Area. The property forms part of a row of historic buildings on Oxford Street, with both immediate neighbours also being Grade II listed. The property consists of white-painted render/brick with exposed black timber framing exterior walling under a thatched roof with eyebrow dormers.

The statutory listing of the property is as follows:

10/225 No 42 22.8.66 GV II Cottage, once 2 cottages. C17. Timber framed with wattle and daub infill. Gables brick and flint. 1-storey and attic, 2 bays, the left bay originally the principal room. Stack to left of each bay, centre stack probably an addition, now largely removed. Rear
outbuilding of 2 bays now incorporated. Frame 3 panels high with corner braces. Door relocated. Timber casement windows with small light to former pantry against main stack. Thatch swept over 2 flush dormers. Interior: Chamfered spine beam with shaped and notched bracket over left firebeam. 

Listing NGR: SU2770171712

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

· Grade II listed building (List Entry Number: 1183933).
· Located within proximity to two other listed buildings.
· Situated within the Ramsbury Conservation Area.
· Washed over by the North Wessex Downs National Landscape.
· Located within the limits of development for Ramsbury.
· Flood Zone 1.

PLANNING HISTORY


K/39510/C - Demolition of old workshop and garages. Approved with Conditions 17th July 2000.

PL/2021/11212 - Removal of existing bike store to No. 44 Oxford Street. Erection of detached two bay open cartshed/store and detached four bay garage with accommodation above, both to serve No. 44 Oxford Street. Removal of existing shed, gate and wall to allow for revised vehicular access arrangements for both No's 42 and 44 Oxford Street. Associated hard and soft landscaping; including new walls, gates and fencing. Refused 9th November 2022.

PL/2021/11390 - Removal of existing shed (for 42 Oxford Street), gate and wall to allow for revised vehicular access arrangements for both No's 42 and 44 Oxford Street. Approved with Conditions 1st December 2022.

PL/2023/01447 - Removal of existing bike store to No. 44 Oxford Street. Erection of detached two bay open cartshed/store to serve No. 44 Oxford Street. Removal of existing shed, gate and wall to allow for revised vehicular access arrangements for both No's 42 and 44 Oxford Street. Associated hard and soft landscaping; including new walls, gates and fencing. Approved with Conditions 19th May 2023.

PL/2023/01811 - Removal of existing bike store to No. 44 Oxford Street. Erection of detached two bay open cartshed/store to serve No. 44 Oxford Street. Removal of existing shed, gate and wall to allow for revised vehicular access arrangements for both No's 42 and 44 Oxford Street. Associated hard and soft landscaping; including new walls, gates and fencing. Approved with Conditions 19th May 2023.

PL/2022/08951 - Proposed demolition of existing single storey rear extension. New rear porch, refurbishments and alterations. Approved with Conditions 31st July 2023.

PL/2022/09130 - Proposed demolition of existing single storey rear extension. New rear porch, refurbishments and alterations. Approved with Conditions 31st July 2023.

PL/2023/04447 - Discharge of condition 3 of planning application PL/2023/01811 (Removal of existing bike store to No. 44 Oxford Street. Erection of detached two bay open cartshed/store to serve No. 44 Oxford Street. Removal of existing shed, gate and wall to allow for revised vehicular access arrangements for both No's 42 and 44 Oxford Street. Associated hard and soft landscaping; including new walls, gates and fencing). Refused 8th August 2023.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

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

Ramsbury Conservation Area Statement June 2003

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]Ramsbury and Axford Parish Council: No objection.

WC Conservation: (Final response) No objection subject to informatives.

WC Highways: No objection.

WC Arboriculture: (Final response) No objection.

REPRESENTATIONS

One comment received.

Summary of responses:

· Concern regarding the submission of two separate applications (PL/2025/09376 and PL/2025/09454) which appear to show identical proposals, with clarification requested as to why both have been submitted and why only one was notified.
· Concern regarding the accuracy of the application address, noting that “43 Oxford Street” does not appear to exist locally, and querying whether this relates to the proposed garage or an intended new designation.
· Concern regarding the siting and relationship of the proposed garage, as it is intended to serve 44 Oxford Street but is proposed to be attached to 42 Oxford Street, with clarification sought on access, ownership, and future use arrangements.
· Concern regarding potential external lighting, citing existing intrusive lighting at 42 Oxford Street that adversely affects residential amenity at Tankard Cottage, and requesting full details of any proposed lighting and mitigation.
· Concern regarding protection of the boundary during construction, referencing previous damage to the fence line from construction vehicles, and requesting assurance of protective measures and arrangements for repair of any further damage.

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.

The proposed carport would be sited in the rear garden of the existing dwellinghouse, approximately 9 metres to the south of the existing property. Glimpses of the proposed carport may be possible in the gap between the host dwelling and Primrose Cottage to the east, but it would have a very limited visual impact upon the street scene. It would consist of a traditional design, with an oak timber frame under a hip-to-gable corrugated anthracite roof, with horizontal oak timber clad walls above a brick plinth, and a timber pedestrian door.

It would see a relatively large amount of built form added to the rear of the property, but an adequate amount of outdoor amenity space would remain whereby the proposed works would not result in an over-development of the site, and the development would retain a subservient appearance to the main dwellinghouse, with a lower ridge height and material palette which denotes that of an outbuilding.

Overall, given the limited visibility upon the street scene, traditional design and appropriate materials, the proposal is not considered to have any negative impact upon the visual amenity of the street scene.

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.

Heritage Impact

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.

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.

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.

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.

The host dwelling is Grade II listed (List Entry Number: 1183933) and is located within the Ramsbury Conservation Area. There are also listed buildings located immediately to the east and west of the host dwelling.

As discussed in the visual amenity section above, the proposed works would be sited in a position where they would not have a prominent impact upon the visual amenity of the street scene, so key views within the conservation area would not be impacted by the proposed works. The design is traditional in appearance and retains a subservient appearance with materials which reflect its status as a secondary outbuilding.

While it would present a relatively large outbuilding within the curtilage of the listed building, the design would ensure a subservient appearance to the existing property due to its nature as a single storey structure and use of timber in the majority of the materials.

Wiltshire Council’s conservation Department has been consulted on the application and following initial objections to the scheme, revised plans for a reduced scale have been submitted and the Conservation Officer has responded with no objections, stating that the revised scheme has regularise the size of the bays to equal widths, and removed the garage doors to provide open car-port style bays. They maintain reservations about the siting of the outbuilding within the curtilage of the listed building but acknowledge that the building will appear to be part of a group of similar buildings, of similar size and scale, and the linear form running in line with the length of plot are more sympathetic than earlier proposals which cut across the garden plot.

New access arrangements to the rear of the cottage were approved under application ref. PL/2023/01811 but have not been implemented as per the approved details. Although the current proposed plans state that the ‘existing fence is to be retained’, the description of development does not seek to regularise this part of the development, and therefore the fence is unauthorised and should not be regularised via this application. The new access gates adjacent to the cottage are also unauthorised and the case should be passed to the Enforcement Team. The Conservation Officer has therefore suggested an informative to clarify that the retention of the fence is not covered by the decision, and a second informative making it clear that any future alterations to the outbuilding could require planning permission. Both suggested informatives will be included as part of the approval. For the avoidance of doubt, these works do not form part of the current application, and the matter will be considered separately by the Council’s Enforcement Team.

The comments received from the conservation officer are agreed, whereby the proposed scheme is an improvement upon the original submission. In assessing the impact of the proposal on the significance of the listed building and its setting, it is noted that the contribution of the rear garden to that significance is limited, being largely private and not experienced in key public views. The proposed outbuilding, by reason of its subservient scale, traditional form and alignment with the historic plot pattern, would not erode the legibility of the historic plan form or the appreciation of the principal listed building. As such, the proposal would preserve the significance of the heritage asset and its setting. Whilst the Conservation Officer has identified some residual concerns regarding the siting of the outbuilding, these concerns are limited in scope and relate primarily to the principle of additional built form within the curtilage rather than to any clearly identifiable adverse impact on the significance of the heritage asset. 

Having regard to the scale, subservient design, alignment with the historic plot pattern, and the limited contribution made by the rear garden to the significance of the listed building, it is considered that the proposal would preserve the significance of the designated heritage asset and its setting. 

Accordingly, no harm arises for the purposes of the NPPF.

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Sections 66 and 72 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. 

The proposed carport would be located adjacent to the western boundary, with a separation distance of only 0.6 metres. While it would be located close to the site boundary, the adjacent land is within the same ownership as the site, and the closest structures to the west are outbuildings with a separation distance of approximately 6 metres from the proposed structure. Therefore, given its nature as a single storey structure with a roof form sloping away from the boundary, the proposed works would not result in any unacceptable levels of overlooking, overshadowing, or overbearing impact.

Concerns have been raised in respect of existing external lighting at the site, together with the potential for additional lighting associated with the proposed outbuilding to adversely affect neighbouring residential amenity. No details of external lighting have been submitted as part of the application. In the absence of such details, and having regard to the proximity of neighbouring properties, it is considered necessary, in the interests of safeguarding residential amenity, to impose a condition requiring the submission and approval of a scheme of external lighting. This will ensure that any lighting installed is appropriately designed, positioned and controlled so as to minimise light spill and avoid harm to the amenities of adjoining occupiers. The imposition of such a condition is considered necessary, relevant to the development and to planning, and reasonable in all other respects.

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 proposal would see the addition of a three-bay carport in a position where there is currently no parking, so there would be an increase in parking provision on the site of three spaces. No alterations are proposed to the access or number of bedrooms on site.

Wiltshire Council’s highways Department has been consulted on the application and have responded with no objections, stating that while the internal measurements are slightly less than 6 metres, they are satisfied that they should still offer adequate space to park a vehicle.

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.

The National Planning Policy Framework (NPPF), in Paragraph 176, 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.

The proposed works would be limited to the addition of an outbuilding within the established residential curtilage of an existing residential dwellinghouse, which is bounded on all sides by urban development. Given the enclosed nature of the site and absence of intervisibility with the wider landscape, the proposal would not affect the key special qualities of the North Wessex Downs National Landscape, including its expansive views and undeveloped character.

In line with paragraph 176 of the NPPF, great weight has been given to conserving the landscape and scenic beauty of 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 Paragraph 176 of the NPPF in conserving and enhancing the National Landscape.

Arboriculture

The site is located within the Ramsbury Conservation Area and, as such, trees within the site are afforded protection.

The application is supported by a Tree Survey, Arboricultural Impact Assessment and Tree Constraints Plan. These documents identify the existing tree stock on site, assess the impact of the proposed development, and set out appropriate tree protection measures to be implemented during construction. The submitted information confirms that one tree would require removal to facilitate the development; the tree proposed for removal is not identified as a high-quality specimen within the submitted arboricultural assessment and is considered to make a limited contribution to the amenity of the site.

Wiltshire Council’s Arboricultural Officer has been consulted and raises no objection to the proposal. The Officer confirms that the submitted Tree Survey, Arboricultural Impact Assessment and Tree Constraints Plan contain sufficient detail to ensure the protection of retained trees and recommends that the report is secured as an approved document and compliance with its recommendations is conditioned.

In respect of mitigation, the Arboricultural Officer advises that details of soft landscaping, including tree and plant species, planting sizes, densities and locations, should be provided. This can be secured through a planning condition requiring the submission and approval of a comprehensive landscaping scheme.

The comments received from the Arboriculture Officer are agreed, whereby it is considered that the proposal provides adequate protection for retained trees and, subject to the imposition of appropriate conditions, would ensure that the impact of tree loss is satisfactorily mitigated. The submitted document will be included in the approved plans list and compliance will be conditioned, and a landscaping condition will also be imposed to ensure the loss of the existing tree will be offset by appropriate mitigation.

Other issues

Concern has been raised regarding the submission of two separate applications (PL/2025/09376 and PL/2025/09454) which appear to show the same proposal. In this instance, it is understood that the second application related to an associated Listed Building Consent submission which, upon review, was not required and has subsequently been withdrawn. As such, only the current application falls to be determined, and no weight is attached to the withdrawn submission in the assessment of this proposal.

Residents have also queried the accuracy of the application address, noting reference to “43 Oxford Street”. It has been clarified that the site formerly comprised two separate dwellings known as Nos. 42 and 43 Oxford Street, which have since been amalgamated into a single dwelling now known as 42 Oxford Street. The application site has therefore been assessed on the basis of the submitted plans, in particular the red line boundary, which clearly identifies the extent of the application site. The description of the development is not considered to have prejudiced the consideration of the application.

Concern has further been expressed regarding the siting and relationship of the proposed carport, particularly in respect of its association with No. 44 Oxford Street whilst being physically attached to No. 42. The applicant has confirmed ownership of both properties, as indicated by the red and blue line plans submitted with the application. The intended use of the carport to serve No. 42 Oxford Street is also noted. The assessment has been undertaken on the basis that the outbuilding would remain incidental to the use of the host dwelling. Matters relating to land ownership, access rights, and the use of land between separate planning units are private legal matters and are not material planning considerations. The assessment undertaken in this report therefore focuses on the physical and visual impacts of the development in planning terms.

For the avoidance of doubt, the assessment has considered the use of the outbuilding as ancillary to the residential use of the application dwelling. Any use serving a separate planning unit may require further assessment.

Finally, concern has been raised regarding potential damage to boundary treatments during construction, with reference to previous incidents involving construction vehicles. While such matters are noted, issues relating to construction management and any damage to private boundaries fall largely outside the scope of planning control and are typically addressed through separate legislation or civil remedies. Notwithstanding this, it is expected that the developer will undertake the works in a responsible manner and take appropriate steps to protect adjoining land and boundary features during the construction process.

Overall, the matters raised have been taken into account but do not give rise to any material planning considerations that would warrant a different conclusion to that reached within the main assessment 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.

Pre-commencement Condition Agreement

This recommendation includes a pre-commencement planning condition relating to the subsequent submission of details relating to replacement trees. In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the agent of the proposed condition and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 26/06/2026.

CONCLUSION

In undertaking the planning balance, it is recognised that the proposal would result in the loss of a single tree and would introduce additional built form within the curtilage of a listed building, to which the Conservation Officer has expressed limited reservations. These impacts are considered to be minor in nature and are either capable of mitigation through condition or do not give rise to harm to the significance of designated heritage assets. 

Against this, the proposal would provide functional benefits through the provision of additional covered parking and would represent a proportionate and well-designed form of ancillary development. Taking all matters into account, these minor adverse impacts do not attract sufficient weight to outweigh compliance with the development plan taken as a whole.

In the overall planning balance, the proposal delivers modest functional benefits through the provision of covered parking within the curtilage of the dwelling, whilst having no adverse impact on highway safety or neighbouring amenity. Importantly, having given considerable importance and weight to the statutory duties under Sections 66 and 72, the development is considered to preserve the significance of the listed building and the character and appearance of the conservation area. Any minor adverse impacts, including the loss of a tree, are mitigated through replacement planting secured by condition. Accordingly, there are no significant harms, with any minor adverse effects (including the limited loss of a tree) being appropriately mitigated and not carrying sufficient weight to justify refusal when assessed against the development plan taken as a whole.

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 protected trees.

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.
