APPLICATION FOR ANNEXED ACCOMODATION 
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02544

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	49 White Street, West Lavington, Devizes, SN10 4LP

	DEVELOPMENT DESCRIPTION:
	Log cabin in rear of garden to be used as an annexe

	RECOMMENDATION:
	That Planning Permission be GRANTED subject to conditions 



PROPOSAL

The application seeks householder planning permission for the erection of a detached timber log cabin within the rear garden of 49 White Street, West Lavington. The building would be used as ancillary annexed accommodation associated with the host dwelling, primarily to provide supported independent living space for the applicant’s disabled adult son, while enabling care and support to continue from within the same family household. 

The submitted plans show a single-storey cabin measuring approximately 7.40 metres by 3.60 metres, with an overall height of approximately 2.94 metres. The accommodation includes sleeping space, sanitary facilities and an open plan living area. The submitted details indicate timber cladding, anthracite grey windows and doors, anthracite steel roof sheets and black rainwater goods. 

The proposed annexe would be located within the rear garden area of the property and would be accessed from the existing dwelling through the established garden.

Additional information was submitted during the application, including a Design and Access Statement, a planning statement, a statement explaining the applicant’s personal circumstances, further foundation/subframe details and amended plans. The applicant has confirmed acceptance of a condition to ensure the annexe remains ancillary to the main dwelling and is not used as a separate dwelling. 

Whilst the submitted site plan does not scale precisely, the location of the proposed annexe can be clearly understood from the submitted drawings and accompanying marked-up site photograph. The exact siting of the structure within the rear garden is not critical to the acceptability of the development in planning terms and sufficient information has been provided to identify the approved location. As such, it would not be reasonable or necessary to require further plans before determination.


SITE DESCRIPTION/CONTEXT

The application site comprises a residential property at 49 White Street, West Lavington. The property is accessed from White Street via a short section of bridleway, WLAV34. 

The site lies within the West Lavington Conservation Area. The wider setting is residential in character, with open land to the west/southwest of the site. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]Proposal / Summary

	K/83/0159 - Full planning permission Decision - Approve with Conditions Date: 4/5/1983 – Extension and car port




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· 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

West Lavington Neighbourhood Plan (June 2019)

Other material considerations: 

· Wiltshire Design Guide. 
· National Planning Policy Framework, December 2024. 
· National Design Guide. 
· Planning Practice Guidance. 
· Planning (Listed Buildings and Conservation Areas) Act 1990, section 72. 

CONSULTATION RESPONSES

West Lavington Parish Council: Following the submission of amended documentation, the Parish Council raised no objection and expressed support for the application, referring to the benefit of the annexe in supporting the applicant’s disabled young adult son to gain semi-independent living skills while remaining within parental care. The Parish Council also stated its understanding that no additional parking would be required. 

Wiltshire Council Highways: No objection. The Highways Officer noted that there is no on-site parking associated with No. 49 White Street and therefore no increased parking demand or highway network use issue arising from the annexe. The Officer also noted existing informal vehicular movements/access arrangements and advised that rights of way should be consulted because access is via bridleway WLAV34. 

Wiltshire Council Public Rights of Way: No objection to construction of the log cabin. The Rights of Way Officer advised that there is no recorded vehicular public right of way over bridleway WLAV34 and that the applicant would need to ensure they have a private vehicular right of access to drive along it. The Officer objected to the creation of proposed parking spaces on the bridleway verge because the verge forms part of the bridleway, is not within the property title, and the applicant has no authority to disturb the highway surface or create exclusive parking spaces on it. 


REPRESENTATIONS

Two local representations of support were received. The representations supported the proposal on the basis that it would assist the applicant’s disabled son by providing an opportunity for semi-independent living while remaining close to his parent and support network. No objections from local residents are reported in this assessment. 

ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. 

Principle of Development
Policy Context
When assessing proposals for annexed accommodation, it is essential to determine whether the development genuinely constitutes an annexe or whether it functions as an independent dwelling. An annexe should have a clear physical and/or functional relationship with the main dwelling. This means it must be subordinate in scale and use, and typically reliant on the main house for access, services, or shared facilities.

This means considering:
· Physical relationship – proximity to the main dwelling, whether it is attached or detached, and how it integrates with the existing residential curtilage.
· Functional relationship – whether the annexe is intended for use by family members, whether it shares access, garden space, or utilities, and whether it is dependent on the main house for day-to-day living such as provision of care.

In assessing whether the accommodation is ancillary, consideration should be given to the presence of self-contained facilities such as a separate kitchen, bathroom, and independent access. These features may indicate a level of autonomy inconsistent with ancillary use and could suggest the accommodation functions as a separate dwelling.

Where the proposed accommodation does not demonstrate a clear physical or functional relationship with the host dwelling, it may constitute a new dwelling and therefore not in accordance with the terms of what has been applied for i.e., ancillary accommodation. 

Assessment
The key issue is whether the proposed building would function as annexed accommodation ancillary to the host dwelling, or whether it would amount to a separate residential unit. The proposal is for a detached cabin in the rear garden of the host dwelling. Although the layout includes self-contained living elements, the submitted information explains that the intended occupant is the applicant’s disabled adult son and that the purpose of the accommodation is to provide supported independence while remaining within the family household i.e., it remains functionally linked.  

The applicant’s supporting information explains that the annexe would allow her son to build confidence and independence over time, while remaining close to household support. The Wiltshire Council Disabilities Team has also provided support for the proposal, explaining that the intended occupant is supported by the Children and Young People’s Disabilities Team, is reliant on parental support for day-to-day needs, and would benefit from a safe, supported space in which to develop independence as he moves into adult life. 

The building would be located within the rear garden of the host dwelling and would share the existing domestic access arrangements and garden context. It would not be acceptable for the unit to be occupied as a separate dwelling, particularly having regard to its relationship with the host dwelling and the access/parking context. However, these matters can be controlled by condition requiring the accommodation to remain ancillary to the host dwelling and within the same planning unit. On that basis, the proposal is acceptable in principle as ancillary annexed accommodation. 


Design and Impact upon the upon the character and context of the area and Heritage Impact
Policy Context
Core Policy 57 requires development to be of high quality design and to respond positively to local character. Core Policy 58 requires development to protect, conserve and where possible enhance the historic environment. Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special attention to be paid to the desirability of preserving or enhancing the character or appearance of the Conservation Area. 

Assessment

The proposed annexe would be a modest, single-storey timber-clad structure positioned within the rear garden. The submitted elevations show a simple rectangular form with a pitched roof and limited overall height. The proposed materials, including treated timber cladding and anthracite grey doors, windows and roof finish, are considered appropriate for a small annexe building in this rear garden context. The building would be visually subordinate to the host dwelling and would not appear as a dominant or incongruous addition. 

The proposal would be set away from the main public street frontage and would be read as a garden structure associated with the host dwelling. Given its siting, scale, design and materials, the development would preserve the character and appearance of the West Lavington Conservation Area. The proposal therefore complies with Core Policies 57 and 58 and the relevant heritage objectives of the NPPF. In accordance with Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 the West Lavington  Conservation Area  would therefore be preserved.



Amenity
Policy Context
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 cabin would be single storey and modest in height. The submitted information states that the building has been positioned further from the shared boundary following discussions with the adjoining neighbour, to reduce any impact on neighbouring views and amenity. 

Having regard to its scale, siting and garden context, the proposal would not result in unacceptable loss of light, overshadowing, loss of privacy or overbearing impact to neighbouring occupiers. The proposed use as ancillary accommodation for a family member would remain within the residential use of the property and would not give rise to unacceptable disturbance. The proposal is therefore acceptable in amenity terms. 


Highways, Parking and Public Rights of Way Impact
Policy Context
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.

Assessment
The annexe would be occupied by the applicant's disabled adult son as ancillary accommodation associated with the existing dwellinghouse. Whilst annexed accommodation can often generate a requirement for additional parking provision, particularly where it is capable of accommodating an additional adult household member, the circumstances of this case are materially different.

Evidence submitted in support of the application, including information from the applicant and the Council's Disabilities Team, confirms that the intended occupant has significant care and support needs and will remain reliant upon support from the main household. The annexe is proposed specifically to provide a degree of supported independence whilst remaining within the family unit. In these circumstances, the proposal would not create an additional independent household and is not anticipated to result in private vehicle ownership or additional parking demand associated with the annexe occupant. The accommodation will also remain tied to the main dwelling through condition, preventing its occupation as a separate residential unit. As such, notwithstanding the increase in accommodation, there is no planning justification for requiring an additional parking space in this instance. The Highways Officer has raised no objection and has confirmed that there is no increased parking demand or highway network use issue arising from the proposal. In addition, supporting information from the applicant confirmed that Aster would seek removal of the cabin when no longer required. 

The submitted plans indicate informal existing/proposed parking adjacent to the bridleway. Public Rights of Way has objected to the creation of parking spaces on the bridleway verge, explaining that the verge forms part of the bridleway and is not within the registered title of the property. This permission does not authorise the creation of parking spaces on the bridleway verge, any surfacing of that verge, any obstruction of WLAV34, or any private vehicular right over the bridleway. Those matters are separate from the acceptability of the annexe itself.

The existing vehicular access arrangements via WLAV34 are historic and are not created by this application. Subject to informatives advising the applicant regarding private vehicular access rights and the protection of the public right of way, the proposal is acceptable in highway and rights of way terms.


Ecology Impact
Policy Context
Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The Environment Act 2021 introduces a statutory requirement for most developments to deliver a minimum 10% Biodiversity Net Gain (BNG).

Assessment
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.

The submitted application form states that no trees or hedges would be removed or pruned. The proposal would be located within a domestic garden and would be supported by a low-impact ground screw foundation system. Having regard to the nature and scale of the works, no unacceptable ecological impact is identified. 


Drainage and Flood Risk 
Policy Context
Core Policy 67 of the Wiltshire Core Strategy and paragraph 181 of the NPPF requires that all new development avoids increasing flood risk on-site or elsewhere and, where appropriate, incorporates sustainable drainage measures. Development must also comply with national policy on flood risk management and drainage design. Paragraph 176 (via footnote 62) of the NPPF states that householder development should not be subject to the sequential test, nor the exception test.

The proposal is a small-scale householder development within an existing residential garden. The submitted information indicates use of a ground screw foundation system which would minimise ground disturbance and avoid traditional concrete foundations. No specific drainage objection has been received. Given the scale and nature of the proposal, it is not considered to result in unacceptable flood risk or drainage impacts. 

Other issues

Matters relating to land ownership, landlord consent, private rights of access and the applicant’s ability to use or alter land outside the application site are not determinative planning matters. The application form confirms that Certificate B was served on Aster Housing Association. Aster has provided permission in principle for the applicant to progress the proposal, while making clear that further landlord approval, Building Control requirements and the future removal of the cabin at the end of the tenancy are matters for the applicant and landlord. Those controls provide further context, but the planning decision must be made on land use planning grounds. 


CONCLUSION 

The proposed annexe would be located within the rear garden of the host dwelling and would provide ancillary accommodation for the applicant’s disabled adult son. The personal circumstances and support needs set out by the applicant, the Wiltshire Council Disabilities Team and the Parish Council are material considerations which add weight in favour of the proposal. The building is acceptable in scale, design and appearance, would preserve the character and appearance of the Conservation Area, and would not result in unacceptable neighbouring amenity impacts. 

The proposal would not create an independent dwelling or a separate parking demand, subject to a condition securing ancillary occupation only. The concerns raised by Public Rights of Way relate to the proposed creation of parking spaces on the bridleway verge and to private vehicular access rights. This permission does not authorise such works or rights, and appropriate informatives are recommended. The historic access arrangements do not justify refusal of the application for the annexe itself. 

For the reasons set out above, the proposal is considered to comply with the relevant provisions of the Wiltshire Core Strategy and the NPPF, and planning permission should be granted subject to conditions. 

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions. 
