APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03801

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Silverton Cottage, Chapel Lane, Woodborough, Pewsey, SN9 5PH

	DEVELOPMENT DESCRIPTION:
	Proposed outbuilding conversion to ancillary accommodation

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the conversion of an outbuilding into ancillary accommodation.

SITE DESCRIPTION/CONTEXT

The application relates to an outbuilding in the residential curtilage of Silverton Cottage, a Grade II listed building (List Entry Number: 1286120) located in the settlement of Woodborough, Pewsey. The main dwellinghouse is characterised by its traditional rural appearance, comprising a substantial red brick farmhouse with a prominent thatched roof, timber detailing and a simple domestic curtilage that contributes positively to its historic character and setting. The outbuilding is located in the southwestern corner of the plot, approximately 54 metres from the main dwellinghouse. It consists of a traditional design, with horizontal timber clad walls above a brick plinth and a natural slate roof.

The statutory listing of the property is as follows:

House, once 3 cottages. C17, C18 and C19. Timber framed with brick noggings, extended both ends in brick. Thatched roof. Two storeys, central earlier block of 2 bays. Framing to ground floor replaced C20 and thatched porch added. C18 one bay extension beyond original gable stack to left, in diaper brickwork and thatched, and 1 bay beyond gable stack to right, C19. Most windows replaced C20. Roof hipped left and half-hipped right. Lean-to to rear.

Listing NGR: SU1122360063

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

· Grade II listed building (List Entry Number: 1286120)
· Located within the Woodborough Conservation Area.
· Located in the North Wessex Downs National Landscape.
· Public Right of Way (WBOR9) runs immediately to the southeast of the site.
· Flood Zone 1.

PLANNING HISTORY

K/55005/F - Removal of two existing sheds (one derelict) and replacement with single wooden garden store. Approved with Conditions 13th October 2006.

16/01721/FUL - Erection of 3.2m x 2.7m timber frame greenhouse. Approved with Conditions 4th April 2016.

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

Woodborough Conservation Area Designation Statement

Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Woodborough Parish Council: No objection subject to ancillary condition.

Conservation: No objection.

Highways: No objection.

Rights of Way: No objection subject to informative.

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. 

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. 

Policies S3-S5 of the National Planning Policy Framework establish the national approach to the location of development. In considering proposals for annexed accommodation, it is necessary to establish whether the proposal would remain ancillary to the host dwelling or whether it would constitute the creation of a separate planning unit or independent dwelling.

Assessment

The application seeks permission for the conversion of an existing outbuilding within the curtilage of Silverton Cottage to provide ancillary residential accommodation. In considering the proposal, it is necessary to assess whether the accommodation would remain ancillary to the host dwelling or whether it would function as an independent dwellinghouse.

The outbuilding lies within the residential curtilage of the host dwelling and, whilst detached and positioned a relatively significant distance from the main dwellinghouse, remains clearly associated with it. The building is subordinate in scale to the host dwelling and forms part of the established domestic planning unit. Although a separate pedestrian access could potentially be created in the future, the outbuilding currently shares the existing access arrangements serving the host dwelling and does not benefit from an independent vehicular access. Furthermore, given the listed status of the host dwelling, any significant alterations to boundaries or access arrangements would require further consideration through the planning process.

The proposed accommodation would contain facilities capable of supporting day-to-day living, including living, sleeping, bathing and kitchen facilities, and would therefore display a degree of self-containment. However, the presence of such facilities does not, in itself, result in the creation of a separate planning unit. The accommodation would remain physically related to the host dwelling, subordinate in scale, and situated within the same residential curtilage.

The Parish Council, whilst raising no objection to the proposal, requested that any permission granted should ensure that the accommodation remains ancillary to the host dwelling. Having regard to the physical relationship between the buildings, the subordinate scale of the converted outbuilding, and the absence of an independent vehicular access, it is considered that the accommodation can appropriately function as ancillary accommodation. To ensure that the accommodation does not become an independent planning unit in the future, a condition is recommended restricting occupation of the accommodation to purposes ancillary to the residential use of Silverton Cottage. This reflects the Parish Council's consultation response and ensures that the accommodation does not become an independent planning unit in the future.

Accordingly, the Local Planning Authority is satisfied that the proposal would not result in the creation of an independent dwellinghouse and is acceptable in principle as ancillary residential accommodation. The proposal therefore accords with the aims of Sections 3 to 5 of the National Planning Policy Framework.

Design 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.

Policies DP3 and DP4 of the National Planning Policy Framework require development to achieve a high standard of design that responds positively to local character and context. In assessing design quality, regard should be had to matters including scale, siting, form, appearance, materials and the relationship of development to its surroundings.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special regard to be given to the desirability of preserving listed buildings, their settings and any features of special architectural or historic interest which they possess.

Section 72(1) of the same Act requires special attention to be paid to the desirability of preserving or enhancing the character or appearance of Conservation Areas.

Core Policy 58 of the Wiltshire Core Strategy seeks to conserve and, where appropriate, enhance the significance of designated and non-designated heritage assets and their settings. Core Policy 57 requires development to respond positively to local character and historic context through high quality design.

Policies HE4-HE10 of the National Planning Policy Framework recognise heritage assets as an irreplaceable resource and require proposals affecting heritage assets to be assessed having regard to their significance and the contribution made by their setting.

Silverton Cottage is a Grade II listed building situated within the Woodborough Conservation Area. The dwellinghouse is characterised by its traditional red brick construction, prominent thatched roof and distinctive rural vernacular appearance. The application relates to the conversion of a relatively modern outbuilding located within the curtilage of the listed building.

The proposal involves the conversion of the existing outbuilding to ancillary residential accommodation, with only minor external alterations to openings. Given the limited nature of the external changes, the development would not materially alter the appearance of the building or adversely affect the character and appearance of the surrounding street scene. The Conservation Officer has advised that, whilst the external changes would give the building a more residential appearance, the overall change of use and associated alterations would not harm the setting of the listed building or the character or appearance of the Woodborough Conservation Area.

Having regard to the statutory duties under Sections 66(1) and 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, it is considered that the proposal would preserve the setting of the Grade II listed building and preserve the character and appearance of the Woodborough Conservation Area. The proposal would therefore result in no harm to the significance of designated heritage assets and accords with Core Policies 57 and 58 of the Wiltshire Core Strategy, the relevant provisions of the NPPF 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 National Planning Policy Framework requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

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 development comprises the conversion of an existing outbuilding to ancillary residential accommodation. No extensions or alterations are proposed that would materially increase the scale, height or footprint of the building. As such, the proposal would not result in any additional overshadowing, loss of light or overbearing impacts beyond those associated with the existing structure.

The outbuilding is not located in close proximity to neighbouring residential properties and the proposal is therefore not considered likely to result in any material loss of privacy or give rise to unacceptable impacts upon neighbouring living conditions. Furthermore, the accommodation would remain ancillary to the host dwelling, secured through a planning condition, and is not considered likely to generate a level of activity materially greater than that normally associated with the lawful residential use of the site.

Accordingly, the proposal would not result in any unacceptable impact upon the residential amenity of neighbouring occupiers and therefore accords with Core Policy 57 vii of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide and the relevant provisions of the NPPF.

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 application proposes the conversion of an existing outbuilding to ancillary residential accommodation associated with Silverton Cottage. The site is served by an existing access onto Chapel Lane, and no alterations are proposed to the existing means of access. The Highway Officer advises that the proposal would not result in a significant impact on the public highway or an unacceptable intensification of the existing access arrangements and has raised no objection to the development. The Highway Officer further advises that, provided the accommodation remains ancillary to the host dwelling and adequate parking provision is retained within the site, there would be no highway objection. Although no parking plan has been submitted, the Case Officer's site inspection confirmed that sufficient space exists within the curtilage, including the retained garage, to accommodate at least three vehicles. Given the ancillary nature of the accommodation, secured by condition, the proposal is not considered likely to generate vehicle movements beyond those reasonably associated with the existing dwelling and adequate parking provision can be accommodated within the site.

The Rights of Way Officer raises no objection to the proposal subject to informatives. The proposal does not involve any alterations to the existing access arrangements and matters relating to private vehicular rights over Public Footpath WBOR9 fall outside the remit of the planning system. Informatives are recommended to advise the applicant of the need to ensure any necessary private rights are in place and to keep the public footpath free from obstruction during construction works. These will be included as part of the permission.

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.

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 proposal comprises the conversion of an existing outbuilding to ancillary residential accommodation and does not involve any significant external alterations, extensions or changes to the wider landscape setting. As such, the development would preserve the character and appearance of the National Landscape and would not result in harm to its special qualities. Accordingly, the proposal accords with the NPPF's objectives for conserving and enhancing protected landscapes.

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 proposal would provide ancillary residential accommodation through the conversion of an existing outbuilding within the curtilage of Silverton Cottage. The development would preserve the setting of the Grade II listed building, the character and appearance of the Woodborough Conservation Area and the North Wessex Downs National Landscape. Furthermore, the proposal would not result in unacceptable impacts upon neighbouring amenity, highway safety or any other material planning consideration. Subject to conditions, including a condition restricting occupation of the accommodation to purposes ancillary to Silverton Cottage, the proposal complies with the development plan.

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.

