APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04095

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Greenfield, Westcourt, Burbage, Marlborough, SN8 3BN

	DEVELOPMENT DESCRIPTION:
	Single-storey side extensions to the dwelling and existing garage, together with treated softwood cladding to the rear elevation of the dwelling (retrospective)

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a single-storey extension with a gable end, finished in timber cladding, on the eastern side elevation of the property. It also seeks permission for a single-storey side extension to the garage for use as a home office, which would increase its footprint on the western elevation. Finally, the proposal seeks retrospective approval for a single window on the east elevation of the main dwellinghouse and timber cladding that has already been incorporated as a wall material on the northern and eastern elevations of the dwelling.

SITE DESCRIPTION/CONTEXT

The application site relates to Greenfield, a property located outside the development limits of Burbage, near Marlborough. The dwelling comprises a bungalow constructed primarily of red brick with a clay tile roof, together with the recent addition of timber cladding on sections of the building that are not visible from the principal elevation. The surrounding area is sparsely developed and characterised by a variety of building forms set within generous plot sizes, reflecting its location on the edge of the large village of Burbage. The site benefits from a private driveway at the front, providing parking for several vehicles, as well as a double garage situated west of the bungalow. In addition, the property benefits from extensive garden space, including a front garden that wraps around the eastern elevation and extends to the north-east of the dwelling. A private patio area is also located to the north-east, offering views across the surrounding open fields. The site is situated in proximity to Grade II listed buildings known as: 73 and 75, High Street (list entry number: 1285710), Barn House (list entry number: 1035920) and 63 and 65 High Street (list entry number: 1035914). 

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

· Washed by the North Wessex Downs National Landscape. 
· Within the Hampshire River Avon Catchment.
· Proximity to Grade II listed buildings. 
· Flood zone 1.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2025/09927 - Householder planning permission Decision - Approve with Conditions Date: 9/2/2026 – Single-storey rear extension and detached garage



RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 41: Sustainable Construction and Low Carbon Energy 
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· 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 (2018) 

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 were received at the time of writing. 

Highways: No objection. 

REPRESENTATIONS

No comments were received at the time of writing.  

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 development has been, and would be, finished in treated softwood cladding, which does not match the dwelling's existing red-facing brickwork. In addition, interlocking concrete roof tiles and uPVC windows are proposed to match the existing materials and finishes. Timber cladding introduces a new external material to the dwelling's side and rear elevations. Whilst this material does not reflect the prevailing character or traditional brick material palette of Burbage and has a predominant appearance on these elevations being used in isolation, it is noted that the cladding has been selected to complement the existing garage and boundary fencing, thereby providing visual cohesion between the structures within the site. The elevations upon which the cladding has been, and would be, installed are primarily located on the rear (north), western side, and eastern side elevations of the property. These areas face open fields and private amenity space and are screened by existing boundary treatments. Consequently, the cladding would not be readily visible from public vantage points, the principal elevation of the dwelling, or the wider street scene.

Furthermore, the immediate surrounding development pattern is relatively dispersed and lacks a consistent architectural character in material choices. The proposed openings and roof materials would match those of the existing dwelling, maintaining continuity. It is also noted that the principal elevation incorporates timber cladding on the front-facing gable, demonstrating a variation in materials in the property's design. Therefore, whilst the use of timber cladding is not considered the most sympathetic design solution, on balance it does not result in significant harm to the character or appearance of the area.

The proposed extension to the eastern elevation would incorporate a gable-ended roof form that reflects the original dwelling's roof pitch. Whilst smaller than the existing gable behind it, the extension would create a stepped appearance, considered to be a sympathetic design solution, and enable a modest increase in bedroom accommodation. The extension would incorporate a single window that matches an adjacent opening within the main dwelling. Given its modest scale and design, the extension is considered a subservient addition that would be in keeping with the host dwelling and would not harm the character of the area. In addition, retrospective permission is sought for a single window on the east elevation next to the gable end of the main dwellinghouse, which is considered a minor alteration and would not cause material harm. 

The proposed garage extension would continue the form of the existing garage by extending the gable-ended roof on the western elevation, providing additional floorspace for use as a home office. French doors and windows are proposed on the northern (rear) elevation, together with a single window on the western elevation. The proposal is modest in scale and reflects the form, proportions, and appearance of the existing garage. Although partially visible from the highway, the extension would be set back within the site and is not considered to result in significant visual harm. Accordingly, the proposal is considered acceptable in design terms.

The proposals represent modest additions to the existing dwelling and garage. Although the site lies outside a defined settlement boundary, the development would not result in a disproportionate increase in the size of the existing dwellinghouse or garage and is therefore considered to accord with Policy S5(1)(c) of the NPPF. 

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.

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. 

No windows are proposed above ground-floor level. At ground-floor level, two windows are proposed within the east elevation, one within the main dwellinghouse and the other within the extension. These would provide views primarily across the site's private amenity space, with any views towards neighbouring land largely screened by existing boundary treatments. In relation to the garage extension, which is proposed for use as a home office, French doors and windows are proposed on the northern rear elevation, together with a single window on the western side elevation at ground-floor level. These openings would overlook the surrounding land and fields, on which there is no neighbouring residential development. As such, the proposal would not result in unacceptable overlooking to neighbours.

The proposed extensions are modest in scale, being single-storey, and would result in only a limited increase in the footprint of the dwelling and garage. Given the separation distances to neighbouring properties and the dispersed pattern of development in the immediate area, the proposal does not raise concerns regarding overshadowing or overbearing impacts. 

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 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.

No alterations are proposed to the access or number of bedrooms on site. An extension is proposed to the west elevation of the existing garage. This would be used as home office space, and while it may remove one existing outside parking space to the side of the garage, the site would still exceed Wiltshire’s minimum parking standards. The highways officer has provided no objection to the scheme. There are therefore no concerns regarding highways impacts. 

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.

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.

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 proposed development is located no closer than approximately 200 metres from the Grade II listed buildings known as 73 and 75 High Street, Barn House, and 63 and 65 High Street. Nevertheless, as discussed in the Design section of this report, the proposal comprises modest alterations to the dwelling, and the use of contrasting materials would be screened from wider views by existing boundary treatments and the surrounding built form. Given the separation distance from listed buildings and the limited nature of the proposed works, the development is considered to preserve their setting and significance. The proposal is therefore acceptable in heritage terms.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the setting of nearby listed buildings. It would not result in harm to the significance of any heritage assets.

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of the NPPF.

Ecology Impact 

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.

Policy N2 of the NPPF seeks to conserve and enhance biodiversity and support nature recovery. Development proposals should minimise impacts on habitats and species and, where relevant, demonstrate that appropriate mitigation measures are secured where harm cannot be avoided.

The site lies within the Hampshire Avon (River Avon) catchment, as noted in the site constraints. However, given the small scale and domestic nature of the development, and the fact that it would not introduce any new overnight accommodation, intensification of use, wastewater generation, or nutrient loading, the proposal would not increase pressure on the Hampshire Avon catchment. It is therefore screened out of the need for Appropriate Assessment, and no further evaluation is required.

The application site is not subject to any statutory or non-statutory ecological designations, and the scale and nature of development is such that significant harm to biodiversity is unlikely. No objections have been raised by the Council’s Ecologist.

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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.

Policy N4 of the NPPF affords significant protection to Protected Landscapes, including National Landscapes. Development proposals within or affecting a National Landscape should conserve and enhance natural beauty and the special qualities of the designated area and avoid unacceptable harm to its landscape character and scenic quality.

The site lies within the North Wessex Downs National Landscape. The proposed development comprises modest additions to an established residential dwelling and garage. While the proposed timber cladding material does not directly reflect the local vernacular, it is not considered to cause harm to the national landscape, as it is located in a less prominent position on the side and rear elevations of the property, is single storey and would be viewed in the context of the dwelling's predominant red brick frontage. Furthermore, it matches the existing material palette approved on the garage. The site is situated on the periphery of the village of Burbage, where development becomes more dispersed beyond the settlement boundary, but nonetheless is not in open countryside. The proposed extensions would be contained within the residential curtilage and would not encroach into the open fields. As such, the development would not result in significant harm to the character, appearance, or scenic beauty of the National Landscape and is therefore considered acceptable.

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 Policy N4 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.

Public Sector Equality Duty (PSED)
In reaching this decision, due regard has been had to the Public Sector Equality Duty under Section 149 of the Equality Act 2010. This requires the Local Planning Authority to have regard to the need to eliminate discrimination, advance equality of opportunity and foster good relations between persons who share a protected characteristic and those who do not. 

The Local Planning Authority is satisfied that the proposal would not result in any unlawful discrimination and that any impacts on protected groups have been appropriately considered as part of this assessment.

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, character and appearance, and would not result in any unacceptable harm to the amenities of neighbouring occupiers.

Furthermore, the proposal would not result in any unacceptable impacts in respect of highway safety, heritage assets, ecology and biodiversity and National Landscape.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the National Planning Policy Framework and all other relevant material considerations. As such, the application is recommended for approval, subject to conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.



