APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00660

	APPLICATION TYPE:
	Householder planning permission

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

	DEVELOPMENT DESCRIPTION:
	Demolition of existing lean-to utility room and replacement with new side extension to create kitchen, with associated internal alterations. Replacement of existing dilapidated garage and garden store. Alteration and extension to annexe, to create new porch and install solar panels

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the demolition of an existing lean-to utility room and its replacement with new side extension, with associated internal alterations. 

The application also seeks alterations and extensions to the detached annexe, to create a new porch, as well as the installation of solar panels on the southern roof slope. 

A replacement garage/garden store is also proposed on the same footprint of an existing dilapidated garage proposed for demolition.

SITE DESCRIPTION/CONTEXT

The application relates to 113 High Street in Burbage, Marlborough. It is a Grade II listed building (List Entry Number: 1035916) located within the Burbage Conservation Area.

The statutory listing of the property is as follows:

BURBAGE HIGH STREET SU 26 SW (east side) 2/28 No 113 (Lothlorien) and 115 (Manor Cottage) GV II

Two cottages in one block. Early C18. Flemish bond brickwork with thatched roof. Single storey and attic, each cottage of 2 bays with gable stacks and stack on party wall. No 113 has boarded "and thatched porch, and 4-panelled door. No 115 has boarded door in open gabled porch. Inner bay of each has small gable with attic window, and faced with mathematical tiling. Leaded windows to 113, paned windows to 115. Flush dormers to outer bays. Interior not seen, may be of interest.

Listing NGR: SU2302061477

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

· Grade II listed building (List entry Number: 1035916)
· Located within the Burbage Conservation Area
· Washed over by the North Wessex Downs National Landscape
· A public right of way (BURB4) runs immediately to the north of the site
· Flood Zone 1

PLANNING HISTORY

E/10/0223/FUL - Change of use of former telephone exchange to ancillary residential accommodation. Approved with Conditions 12th April 2010.

13/04535/LBC - Replacement of rotting windows with new hardwood painted windows. Approved with conditions 28th November 2013.

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 Neighbourhood Development Plan 2017-2026

Burbage Conservation Area Character Appraisal and Management Proposal February 2008

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 response received at the time of writing.

WC Conservation: No objection subject to condition.

WC Highways: No objection.

WC Arboriculture: No objection subject to condition.

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 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 proposal comprises three elements: an extension to the main dwellinghouse, extension/alterations to the detached annexe, and  a replacement detached garage. These will be dealt with in turn below.

Extension to main dwellinghouse

The proposed extension would project beyond the northern side elevation of the property. While it would form part of the principal elevation, due to mature screening on the boundary and the topography of the land, the main dwellinghouse is not particularly visible upon the street scene and the extension would largely be blocked from view on the High Street. Nevertheless, the extension would be visible from the public right of way which runs immediately to the north of the site.

The extension would retain a traditional, subservient appearance, with a relatively modest projection beyond the side elevation, the front elevation being set slightly back from the main dwellinghouse, and a ridge line set considerably lower than the main body of the cottage. The roof form would be half-hipped which reduces the visual mass of the extension. A window is proposed centrally within the front elevation which would match the existing windows in terms of scale, positioning, style and material. This helps the extension maintain a modest appearance with a scaling which appears in-keeping with the existing property.

A lean-to catslide section is proposed to the rear of the side extension which would be set in from the side elevation to allow for a small rear entrance; this would retain a traditional appearance and while the design is somewhat convoluted, the opportunities for extending are limited and it is an adequate solution to allow for the new entrance. A pair of glazed French doors are proposed in the side elevation of the extension; these would be positioned centrally and would have an arched brick header so it retains a high standard of detailing and would offer a symmetrical appearance for this elevation.

A timber door is proposed in the side elevation of the catslide element and a small window is proposed on the rear elevation; the window would replicate the style/size/positioning of the existing windows on the same elevation so this would help the extension blend in with the existing property.

The exterior walling is proposed as red brick, the roof is proposed to be tiled in blue slate, and the windows/doors are proposed as painted hardwood to match existing. As the entire material palette is proposed to match existing, this is considered acceptable on visual amenity grounds.

Extension/alterations to annexe

The extension to the annexe would be relatively modest, comprising a 2.2 x 2.6 metre extension to allow for the creation of a porch. It is proposed to have a hipped roof set at the same pitch as existing with a lower ridgeline than the main body of the annexe. The exterior walling would consist of brickwork to match existing on the bottom third, with the remaining wall space consisting of timber-framed glazing.

It would be sited on the northern side of the annexe where it would be highly visible from the Public Right of Way, however, given its modest scale, subservient appearance and material palette/architectural style to match existing, it would not have a detrimental visual impact. Six solar panels are proposed on the southern roof slope; this would not be visible upon the street scene or from the public right of way and the proposed placement appears tidy/symmetrical so it would not give rise to any visual harm, so this is also considered acceptable.

Replacement garage

The new garage would be sited in the same position as the existing garage proposed for demolition, with a slightly reduced footprint. The current garage is in dilapidated state, so its replacement is welcomed. It is sited in the rear garden of the property against the northern boundary, so views from the public right of way to the north would be possible but limited. It would not have a prominent appearance, and views would largely be blocked by the existing annexe.

The new garage would have a similar design to that which it would replace, with a shallow mono-pitched roof set at the same pitch as existing, with a slightly increased height to 2.8 metres at the tallest point.  The southwestern corner would have recessed walls with an oak post on a brick plinth to provide a covered wood store. The northern elevation would include two up-and-over doors made to look like side-hung doors; this would retain a traditional appearance while maximising vehicular accessibility, so this is considered acceptable given the limited visual prominence. A pedestrian door would be included in the west elevation, and a small window would be proposed in the south elevation. Overall, the proposed configuration of openings appears typical for a garage building.

The exterior walling of the garage would consist of weatherboarding left to silver naturally above a brick plinth, and the roofing is proposed as sheet metal. The exterior walling would have a traditional appearance which appears appropriate for a secondary outbuilding and the roofing material would not be particularly visible due to the direction of the roof gradient sloping away from any public vantage points, so this is considered acceptable.

Conclusion

Overall, each element of the scheme is considered acceptable in visual terms. Individually and cumulatively, the proposed additions and alterations would not amount to overdevelopment of the plot, having regard to their modest scale, siting, subservient form and use of vernacular materials and detailing.

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 application site comprises a Grade II listed building, identified as No. 113 High Street, Burbage, and lies within the Burbage Conservation Area. The building forms part of a pair of early 18th century cottages, constructed in Flemish bond brickwork with a thatched roof, and its significance is derived principally from its vernacular architectural form, traditional materials, historic fabric, and its contribution to the character and appearance of the conservation area.

The submitted scheme comprises three principal elements: the demolition of the existing lean-to utility room and erection of a replacement side extension to the main listed dwelling; alterations and a modest porch extension to the annexe, together with the installation of solar panels; and the replacement of the existing dilapidated garage and garden store. These works have been considered both individually and cumulatively in terms of their impact upon the significance of the listed building, its setting, and the character and appearance of the wider conservation area.

With regard to the main dwelling, the Conservation Officer has advised that the existing lean-to side extension is of little significance, and that there is no objection in principle to its demolition and replacement. The proposed replacement extension has been designed as a subservient addition which reflects the traditional character of the host building through its form, detailing and use of materials. Whilst the constraints presented by the existing cat-slide roof result in an unconventional rear roof arrangement, the proposal represents a functional and sympathetic response to the historic form of the building and would remain clearly legible as a modern addition. The Conservation Officer has advised that the proposal would not result in physical harm to the listed building or its historic fabric, and that the use of appropriate materials would help ensure the extension integrates successfully with the existing cottage.

The proposed extension would not result in physical harm to the listed building or its historic fabric. The use of consistent and appropriate materials would assist in giving visual cohesion to the extension and limiting its impact upon the traditional vernacular character of the cottage. On this basis, the replacement extension is not considered to cause harm to the significance of the designated heritage asset. It would also enable part of the living accommodation to be better incorporated within the same accessible space, which the Conservation Officer considers would support the longer-term viability of the dwelling.

The proposal also includes internal alterations associated with the creation of a new doorway opening. The Conservation Officer initially raised concern that insufficient supporting information had been submitted to justify and assess the impact of these works upon the significance of the listed building and its fabric. Further information has since been provided, and the Conservation Officer has confirmed that, whilst there would be some impact on fabric, the new doorway would not cause harm to the significance of the designated heritage asset.

In respect of the annexe, the proposed porch would be modest in scale and located on the former telephone exchange building, now in use as an annexe. The Conservation Officer has raised no concern in respect of this element. The proposed solar panels would introduce some visual contrast against the plain clay tiled roof, but, having regard to their siting and relationship with the listed building, the Conservation Officer considers that they would be unlikely to cause harm to the setting of the listed building due to their siting and limited relationship with the principal listed building. The retention of black framing further reduces their visual impact.  Given the limited visual relationship between this element and the principal listed building, and the policy support in the NPPF for energy efficiency and low carbon improvements to existing buildings where compatible with heritage significance, this aspect of the proposal is considered acceptable in heritage terms.

The existing garage is a mono-pitch structure of no particular heritage interest, and the Conservation Officer raises no concern regarding its demolition. The mono-pitch roof form would help reduce visual intrusion, and the resulting impact upon the setting of the listed building would be kept to a minimum, essentially reflecting the existing situation. Although traditional double doors would have been preferable, the proposed up-and-over doors are considered acceptable in this instance given the garage’s limited visual presence within the street scene and its lack of direct relationship with the cottage.

The Conservation Officer has requested the inclusion of conditions relating to external materials, brick bond, the submission of an internal elevation of the new doorway, joinery details, vents/flues and rainwater goods for the extension to the main dwellinghouse. As these relate to the listed building, these will be attached to the listed building application. The Conservation Officer has also requested conditions in relation to the annexe for the submission of material details, brick bond to match existing, and the removal of the panels at the end of their useful life. As these do not relate to the listed building, these will be included as part of the planning approval.

Taking the works as a whole and having had special regard to the desirability of preserving the listed building, its setting and features of special architectural or historic interest, and special attention to the desirability of preserving or enhancing the character or appearance of the Burbage Conservation Area, the proposal is considered to preserve the significance of the Grade II listed building and the character and appearance of the Conservation Area. No harm to the significance of designated heritage assets has been identified. 

The proposal therefore complies with Core Policy 58 of the Wiltshire Core Strategy, the relevant provisions of Chapter 16 of the NPPF and sections 66(1) and 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990. The planning permission should be read alongside the associated listed building consent, which secures details relating to works affecting the listed building fabric.

Trees and Arboriculture

Due to the site's location within the Burbage Conservation Area, all trees within the site benefit from statutory protection. Wiltshire Council's Arboricultural Officer was consulted and initially requested further information. An Arboricultural Report, Arboricultural Method Statement and Tree Protection Plan were subsequently submitted and reviewed. These documents identify two Category C trees (T07 and T08) for removal, together with tree protection measures for retained trees including protective fencing, protective surfacing, hand excavation within RPAs, arboricultural supervision and the use of screw pile foundations for the replacement garage. 

The Arboricultural Officer has confirmed that the submitted information demonstrates that retained trees can be satisfactorily protected during construction and raises no objection subject to conditions requiring compliance with the approved Arboricultural Method Statement and Tree Protection Plan. 

The proposal is therefore considered acceptable in arboricultural terms and accords with Core Policies 50 and 57 of the Wiltshire Core Strategy.

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 extensions to the main dwellinghouse and annexe would be single storey and sited away from neighbouring  properties whereby they would not give rise to any unacceptable levels of overshadowing or overbearing impact. The proposed garage would also be single storey and would be a replacement of existing with a similar scale and height. Therefore, while it would be sited close to the shared boundary with 119 High Street, it would not give rise to any unacceptable levels of overshadowing or overbearing impact either.

No new openings are proposed above the ground floor so there are also no concerns raised regarding overlooking.

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 proposed development comprises extensions and alterations to an existing dwellinghouse and associated domestic outbuildings within an established residential curtilage. The proposal would not create an additional dwelling, materially intensify the residential use of the site, or alter the established access arrangements in a manner likely to prejudice highway safety. Wiltshire Council Highways has been consulted and has raised no objection to the proposal. Adequate parking and turning provision would remain available within the site.

Wiltshire Council’s Highways Department has been consulted on the application and have responded with no objections.

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 proposed works would be limited to domestic extensions and replacement outbuildings within the established residential curtilage of an existing residential property/annexe, which is bounded by existing residential development. There would be no encroachment into the open countryside and no material landscape impact arising from the scale, siting or design of the proposal.

[bookmark: _Hlk211330780]Having given great weight to conserving and enhancing landscape and scenic beauty within the National Landscape, the proposed works, by reason of their limited domestic scale, siting within the established residential curtilage and relationship with existing built form, would not result in material harm to the special qualities or scenic character of the North Wessex Downs National Landscape. The proposal therefore accords with Core Policy 51 of the Wiltshire Core Strategy and the relevant National Landscape provisions of the NPPF.

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.

Whilst exempt from the mandatory Biodiversity Net Gain regime, the proposal has nevertheless been considered having regard to Core Policy 50 of the Wiltshire Core Strategy. Given the domestic nature and scale of the development, and subject to compliance with relevant protected species legislation, no unacceptable biodiversity impacts are anticipated.

CONCLUSION

The proposal has been assessed in accordance with section 38(6) of the Planning and Compulsory Purchase Act 2004. Subject to the recommended conditions, the development would preserve the significance of the Grade II listed building, its setting and the character and appearance of the Burbage Conservation Area. It would also be acceptable in design, residential amenity, highway safety, arboricultural, biodiversity and National Landscape terms. The proposal accords with the relevant policies of the development plan. The modest benefits associated with improving the functionality and long-term usability of the dwelling, replacing the existing dilapidated garage structure and facilitating low-carbon energy generation provide further support for the proposal. No material considerations have been identified that would indicate planning permission should be withheld.
 
The proposal therefore accords with the relevant policies of the Wiltshire Core Strategy, the Burbage Neighbourhood Development Plan and the relevant provisions of the National Planning Policy Framework. No material considerations have been identified that would indicate planning permission should be withheld.

Planning permission is therefore recommended for approval subject to conditions including compliance with the approved plans; details of annexe materials; brick bond to match existing; removal of solar panels within three months if they become redundant, damaged or surplus to requirements; and compliance with the approved Arboricultural Method Statement and Tree Protection Plan. Conditions relating to works affecting the listed building fabric are to be imposed on the associated listed building consent.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

