APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03087

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	157 High Street, Burbage, Marlborough, SN8 3AA

	DEVELOPMENT DESCRIPTION:
	Proposed two storey rear extension and associated internal alterations

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a two-storey rear extension and associated internal alterations. 

SITE DESCRIPTION/CONTEXT

The application relates to 157 High Street in Burbage, Marlborough. It is a two-storey, detached house located in a residential area. The house is set within a  relatively large garden, with a garage located in the northeast corner of the rear garden space, and a large parking area to the front of the house. The site is accessed via a class C road to the west of the site, beyond this road lies other residential properties, and all other boundaries are shared with other residential properties. The site is Located within the Burbage Conservation Area and is situated across the road from a Grade II listed Milestone in the verge in front of number 129 (List Entry Number: 1364602) and is also within proximity to the Grade II listed Plum Tree Cottage (List Entry Number: 1035923).

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

· Located within the Burbage Conservation Area.
· Located in proximity to two listed buildings.
· Washed over by the North Wessex Downs National Landscape.
· TPOs on the eastern boundary of the site (E/203).
· Located within the limits of development for Burbage.
· Flood Zone 1.

PLANNING HISTORY

20/09357/FUL - Change of use from post office to habitable dwelling. Rear and side extensions, front porch extension and bay window and external alterations with an attached side garage. Retaining wall to front. Approved with Conditions 21st January 2021.

PL/2021/04101 - Retaining wall to front of property. Material change to front elevation. Approved with Conditions 3rd September 2021.

PL/2021/10966 - Retrospective application for a built garden wall. Approved with Conditions 15th February 2022.

PL/2022/09322 - Construction of 1.5 storey garage with room over for storage. Timber cladding to garage. Installation of rooflights. Construction of double, timber gates and posts. Approved with Conditions 27th February 2023.

PL/2023/02031 - Retrospective construction of 1.5 storey garage with room over for storage. Timber cladding to garage. Installation of rooflights. Construction of double, timber gates and posts. Approved with conditions 7th September 2023.

PL/2025/10029 - Installation of an air source heat pump (model: Bosch Compress 2000 AWF 14kW Full Monobloc Heat Pump). Air source heat pump compressor unit would be installed up against the rear of the main building (in the back garden). The position of the unit would be such that there would be a wall (being part of the garage to the North side of the property) between the unit and the neighbour to the North of the property, and a wall (the single story kitchen extension) between the unit and the neighbour to the South of the property. MCS 020 - Planning Standards - Noise Assessment Calculations (Air Source Heat Pump) were completed by the surveyor and passed (these are included in the application as an attachment). Withdrawn by Applicant 26th January 2026.

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

Burbage Conservation Area Character Appraisal and Management Proposed February 2008

Burbage Neighbourhood Development Plan 2017-2026

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]Burbage Parish Council: No comments received at the time of writing.

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. 

Design and Impact upon the 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 two-storey extension would be sited to the rear of the property where it would be largely screened from public vantage points and experienced primarily within the private rear curtilage. It would have a gable style roof and would act as a continuation of the existing gable end on the rear elevation, with the same ridge height, eaves height and pitch. The extension would be sited in place of an existing single storey section to the rear, extending 3.3 metres from the rear elevation of the property. It would be approximately 6.8 metres wide, which is less than half the width of the existing property, so it would generally maintain a subservient appearance to the main dwellinghouse in scale. The additional built form can also be comfortably accommodated within the garden space, with an appropriate amount of amenity space remaining to service the property.

The proposed openings are placed symmetrically within the elevations and appear proportionate, matching the scaling of the existing openings on the property. 

The external walling is proposed as coloured render, the roofing is proposed as profiled concrete roof tiles, and the windows are proposed as UPVC casement, all of which will reflect the character of the existing property. The use of a material palette entirely to match the existing  property will help it blend in and minimise the visual impact of any glimpses possible from the street.

The presence of TPO-protected trees to the eastern boundary is noted; however, given the siting of the extension in close relation to the existing built form and away from the protected trees, it is evident from the submitted plans and site layout that root protection areas would not be affected.

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 proposal has also been considered against the policies of the Burbage Neighbourhood Development Plan and is considered to accord with its design and character objectives.

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 site is located within the Burbage Conservation Area and is set in proximity to a listed building and listed milestone.

The proposed works would be limited to the rear of the property where they would have a minimal visual impact upon any key views within the conservation area and no material impact upon the setting of the nearby listed buildings, as these are located on the opposite side of the property. As discussed in the previous visual amenity section, the proposed architectural style of the extension would match with the existing property, with a material pallet also to match existing throughout, so the works would result in no harm to the character or appearance of the host building, the conservation area, or the setting of nearby listed buildings.

Overall, given the relatively modest nature of the works, the intention to match the architectural style/material pallet of the existing property, and the lack of visibility within the setting of the nearby listed buildings or key views in the conservation area, the proposed works, by virtue of their limited scale, rearward siting and use of matching materials, would preserve the character and appearance of the Burbage Conservation Area and the setting of nearby listed buildings. 

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the conservation area and setting of the nearby listed buildings.

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. 

While the extension would be two storeys tall, it would be set approximately 9 metres away from both the northern and southern shared boundaries of the site with a roof form sloping away from both neighbouring properties. Therefore, given the relatively modest scale of the extension, it would not give rise to any unacceptable levels of overshadowing or overbearing impact.

The first-floor windows proposed on the rear (east) elevation raise no cause for concern regarding overlooking as the closest neighbouring property to the east is set approximately 40 metres away. Side windows are also proposed on the first floor north and south side elevations of the rear extension. Due to the north side window servicing a bathroom and facing towards the garden area of 5 Sprays to the north with a separation distance of only approximately 9 metres, this will be conditioned to remain obscure glazed and fixed with a ventilation stay in the interest of protecting residential amenity. 

The window on the south side elevation would face directly towards the rear garden of 3 Sprays to the south; there would be a separation distance of approximately 9 metres between the window and the shared boundary, and a separation of approximately 16 metres between the window and the neighbouring property itself. The main concern regarding overlooking would relate to the overlooking of the outdoor amenity space rather than the house itself. There are two windows already located on the south side elevation facing in the same direction, but these are set at more of an oblique angle than the newly proposed. The window would service a bedroom which would also benefit from a window on the rear elevation, so an obscure glazing condition will be imposed in the interest of protecting visual amenity, as there would remain adequate outlook in the bedroom due to the other window proposed on the eastern elevation. All other proposed openings are located on the ground floor where they pose no risk of introducing any unaccepted levels of overlooking.

Subject to appropriate conditioning safeguarding neighbouring privacy, the proposal 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.

No alterations are proposed to the access or the parking arrangements. The existing house is a five-bedroom property, and the application seeks to add a sixth bedroom. The statutory requirement for a five and a six-bedroom property is the same and there is adequate parking on site to service the needs of the dwellinghouse.

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 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.

The application is limited to an extension to an existing dwellinghouse within the established residential curtilage. The proposed development would not result in any encroachment into the open countryside and as the additions would be read in context with the existing property, there would be no landscape harm associated with the proposed works.

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 187 of the NPPF in conserving and enhancing the National Landscape.

[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

Overall, the proposal would result in a high-quality, subservient addition to the host dwelling that respects the character of the site and its surroundings. Any potential impacts on neighbouring amenity have been appropriately mitigated through design and the use of planning conditions, and no harm has been identified to heritage assets or the wider landscape. Accordingly, the proposal is considered to represent sustainable development and there are no material considerations that indicate a decision other than in accordance with the development plan.

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 conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.
