APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02847

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	55  Collingbourne Kingston, Marlborough, SN8 3SD

	DEVELOPMENT DESCRIPTION:
	Replacement of a single storey timber Shed/Outbuilding on a concrete base with a single storey timber Garage on concrete base.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the replacement of an existing single-storey timber shed/outbuilding on a concrete base with a single-storey timber garage on a concrete base.

SITE DESCRIPTION/CONTEXT

The application relates to 55 Collingbourne Kingston, a Grade II listed building (List Entry Number: 1035972). The site is located within the Collingbourne Kingston Conservation Area and is located in proximity to several other listed buildings including Carthouse at Manor Farm (List Entry Number: 1364548), The Cleaver Inn (List Entry Number: 1364549), and Outbuilding to Church Cottage (List Entry Number: 1180735).

The statutory listing of the property is as follows:

Two cottages. C17. Timber framed with colourwashed brick noggings, thatched roof. Single storey and attic, 4 bays, with main stack in second bay from south. Framing 3 panels high with long curved corner braces. Part glazed doors in second bay and fourth bay. Paned timber windows. Two flush dormers to bays 1 and 2. Interior has spine beam to main hall in bay 2, with bar and ogee chamfer stops. Windbraces to roof of left bay and stud and panel partition between bays. Roof of right section not visible. Extensively reworked early 1987.

Listing NGR: SU2387355812

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

· Located within the Collingbourne Kingston Conservation Area.
· Grade II listed building (List Entry Number: 1035972)
· Sited in proximity to several other listed buildings.
· Flood Zone 1

PLANNING HISTORY

13/05562/FUL – Replacement wood shed and summer house, erection of new greenhouse, extension to parking area and installation of new gates. Approved with Conditions 31st December 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

Collingbourne Kingston Conservation Area Statement March 2004

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]Collingbourne Kingston Parish Council: No objection.

Highways: No objection.

Arboriculture: (Final response) no objection subject to tree replacement.

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. 

Visual Amenity and Heritage Impact

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.

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 heritage policies (HE4-HE10) recognise heritage assets as an irreplaceable resource that should be conserved in a manner appropriate to their significance. Development proposals affecting heritage assets should be accompanied by sufficient information to understand the significance of the asset, including the contribution made by its setting, and the potential effect of the proposal on that significance.
 
When determining applications affecting designated heritage assets, substantial weight should be given to their conservation, with the weight increasing according to the importance of the asset affected. Any harm to, or loss of, the significance of a designated heritage asset must have a clear and convincing justification.
 
Where a proposal would affect the significance of a heritage asset, the effect should be identified and assessed, having regard to whether it would result in a positive effect, no effect, harm, substantial harm, or total loss of significance. Harm to heritage assets should be weighed against the public benefits of the proposal in accordance with the relevant heritage policies of the Framework.
 
The Planning Practice Guidance provides further guidance on the interpretation and application of national heritage policy.

The host dwelling is a Grade II listed building (List Entry Number: 1035972) situated within the Collingbourne Kingston Conservation Area. The site is also located in proximity to a number of other designated heritage assets, including Carthouse at Manor Farm (List Entry Number: 1364548), The Cleaver Inn (List Entry Number: 1364549) and the Outbuilding to Church Cottage (List Entry Number: 1180735).

The proposal seeks to replace an existing outbuilding which is in a poor state of repair. The proposed garage would be positioned within the rear garden, at a considerable distance from the principal listed building, albeit remaining within its curtilage. Owing to its rearward location, the structure would not be visible within the principal public street scene, although it would be visible from the shared private access area serving a number of neighbouring properties.

The proposed garage would be modestly larger and taller than the existing structure. The existing outbuilding has a simple utilitarian appearance, comprising horizontal timber cladding beneath a mono-pitched felt roof. Whilst larger, the replacement building would retain a simple and subordinate form, incorporating timber-clad elevations and a pitched roof finished in red Onduvilla roofing. The proposed timber side-hung garage doors would further reinforce its traditional and domestic appearance.

The Council's Conservation Officer has been consulted informally and has raised no objection to the proposal. The Conservation Officer noted that the building would be modest in scale, located a significant distance from the host listed building and grouped with other ancillary structures associated with neighbouring properties. It was also advised that the proposed materials are acceptable and would weather naturally over time.

The proposal has also been considered against the Collingbourne Kingston Conservation Area Statement (2004). Whilst the removal of the existing Norway spruce would result in a change to the site's established vegetation, the proposed replacement planting and the modest scale, traditional form and domestic character of the garage would ensure that the proposal preserves the character and appearance of the Conservation Area.

Having undertaken the statutory duties under sections 66(1) and 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, substantial weight has been given to the conservation of the affected designated heritage assets. Owing to the garage's subordinate scale, rearward siting, separation from the listed dwelling, relationship with existing ancillary structures and proposed external materials, it would preserve the significance and setting of the Grade II listed building and nearby listed buildings and preserve the character and appearance of the Collingbourne Kingston Conservation Area. No harm to the significance of a designated heritage asset is identified.

The proposal therefore accords with Core Policies 57 and 58 of the Wiltshire Core Strategy, Sections 66(1) and 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the relevant heritage and design policies of the National Planning Policy Framework.

Having regard to the above, the proposal is also considered to comply with the design principles of Core Policy 57 of the Wiltshire Core Strategy and the guidance contained within Appendix D of the Wiltshire Design Guide.

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.

Policy P3 of the NPPF requires development to contribute positively to the creation of healthy, safe and inclusive places. In particular, Policy P3(b) seeks to ensure that development provides a high standard of amenity for existing and future users and safeguards the reasonable living conditions of neighbouring occupiers. In assessing amenity impacts, regard should be had to matters including privacy, outlook, daylight and sunlight, overbearing impacts, noise and disturbance, and the overall quality of the living environment created by the development.

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 proposed garage would be sited close to the shared boundary with Manor View Cottage to the north, it would be a single storey structure set against a tall hedge in place of an existing structure so there would be no material increase in overshadowing or overbearing impact.

Due to its nature as a single storey outbuilding, there are 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.

Impact on Trees

Core Policy 51 of the Wiltshire Core Strategy seeks to protect and enhance landscape character, including important trees, woodland and hedgerows. Policy N2 of the National Planning Policy Framework seeks to conserve and enhance the natural environment and requires development proposals to take account of the contribution made by trees and other natural features to the character and quality of an area.

The application site is located within the Collingbourne Kingston Conservation Area, where trees are afforded additional protection. The site originally contained a mature Norway spruce (Picea abies) located in close proximity to the proposed garage.

Consideration has been given to:
· The impact of the proposal on existing trees and root protection areas;
· Whether any trees are protected by a Tree Preservation Order or located within a Conservation Area;
· The adequacy of any arboricultural information submitted;
· The retention, protection and long-term health of existing trees.

The Council's Arboricultural Officer advised that the existing tree is a mature Norway spruce (Picea abies) which, although prominent, is a non-native species of limited amenity value within the wider area. The officer initially raised concerns regarding the proximity of the proposed garage to the tree and advised that, should the tree be retained, further arboricultural information would be required to demonstrate that the tree and its root protection area could be adequately protected during construction. This would have necessitated the submission of a constraints plan, details of protective fencing and ground protection measures and, if development encroached within the root protection area, an Arboricultural Method Statement detailing the proposed construction methodology.

Following these comments, the applicant amended the proposal to remove the existing Norway spruce and submitted a revised site plan showing replacement tree planting within the site. The Arboricultural Officer advised that, whilst a native species would ordinarily be preferable in terms of wildlife value and maintaining local character, the removal of the existing Norway spruce would be acceptable subject to replacement planting. The officer further advised that the existing tree is not of sufficient amenity value to warrant protection by way of a Tree Preservation Order and that replacement planting could not otherwise be required if the tree were removed under separate Conservation Area tree works procedures.

Whilst the proposed replacement tree is not a native species, the existing Norway spruce is also non-native and of limited wider amenity value. Having regard to the Arboricultural Officer's advice, the proposed replacement planting is considered sufficient to mitigate the loss of the existing tree. Subject to conditions requiring removal of the Norway spruce and the planting and retention of the replacement tree, the proposal would not result in unacceptable harm to the character or appearance of the Conservation Area, local tree cover or wider arboricultural interests. The proposal is therefore considered to comply with Core Policy 51 of the Wiltshire Core Strategy and the relevant provisions of the National Planning Policy Framework.

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 transport policies of the NPPF seek to ensure that development provides safe and suitable access for all users and that any impacts on highway safety are appropriately considered.

The proposal involves the replacement of an existing shed with a timber garage. The works would not alter the existing access arrangements to the site and Wiltshire Council's Highway Officer has raised no objection to the proposal.

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.

[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 removal of the existing tree and the planting and retention of a replacement tree. 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 notified the applicant of the proposed condition and sought their agreement. Written confirmation of agreement was received from the applicant's agent on 21 August 2026.

CONCLUSION

The proposed development is considered acceptable having regard to its design, scale, siting and relationship with the surrounding area. It would preserve the character and appearance of the Collingbourne Kingston Conservation Area and the significance and setting of the host listed building and nearby heritage assets. Subject to the recommended conditions, the proposal would not result in unacceptable harm to residential amenity, highway safety or arboricultural interests.

The proposal accords with the Wiltshire Core Strategy when read as a whole and with the relevant provisions of the National Planning Policy Framework. No material considerations have been identified which indicate that planning permission should be withheld.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

