APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04133

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Isbury House, 31a Kingsbury Street, Marlborough, SN8 1JA

	DEVELOPMENT DESCRIPTION:
	Replace existing clay plain roof tiles with clay double roman tiles, and replace pebble dash render dormer heads and clay plain tile cheeks with white uPVC cladding to dormer heads and cheeks.

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The application seeks retrospective planning permission for the replacement of clay plain roof tiles with clay double roman tiles. It also proposes the replacement of the rendered dormer heads and clay plain tiled dormer cheeks with white uPVC cladding. 

SITE DESCRIPTION/CONTEXT

Isbury House is a detached dwelling arranged over three storeys and set back from the road behind a front garden. The property is characterised by a symmetrical frontage, bay windows, a pitched roof, gabled dormers and chimney stacks. The surrounding area is predominantly residential in character, comprising detached and semi-detached dwellings of varying age and appearance.

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

· Located within Marlborough Conservation Area
· Set within proximity to numerous listed buildings
· Washed over by the North Wessex Downs National Landscape


PLANNING HISTORY

	

	Proposal / Summary

	14/00271/LBC - Listed building consent Decision - Refused Date: 17/3/2014 – Replacement of 4 no. unauthorised PVC-U windows in front and rear elevations with timber sliding sashes.

	15/01456/LBC - Listed building consent Decision - Approve with Conditions Date: 9/4/2015 – Replacement of unauthorised 3 windows and 1 door in PVCU to timber windows and door at front and rear elevations  (resubmission of 14/00271/LBC)

	20/06329/LBC - Listed building consent Decision - Approve with Conditions Date: 29/10/2020 – Replacement like for like of two windows at rear of property

	20/08171/FUL - Full planning permission Decision - Approve with Conditions Date: 4/11/2020 – New pitched roof on existing flat roofed extension. External door to become window. Remove two chimneys. New vehicle access with front wall and gates. Replacement windows. New shed and home office in garden





RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· 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 

Neighbourhood Plan: 

· MARL9: Design Guidance for the Marlborough Conservation Area

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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance
 

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Marlborough Town Council: No objection 


REPRESENTATIONS

No objections were received. Stances were supportive or non-objecting of the proposal across 17 responses from neighbours and members of the public.


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.

Policies DP3 and DP4 of the National Development Management Policies 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.

The location of the proposed tile replacements and two dormers front onto the public highway and would therefore be visible within the street scene. The proposed uPVC cladding replacements to the dormer on the southeast elevation is mostly sheltered from view although visible from certain angles. The house’s situation set back from the pavement and general building line of the street aids its relative lack of visibility.

The change from clay plain tiles to clay double roman tiles is considered relatively modest in visual terms. Examples of double roman roof tiles are present within the surrounding area, and the proposed roofing material is not considered to appear unduly incongruous within the local context. Furthermore, the proposed material is traditional and falls within the range of roofing materials evident within the Conservation Area.

The proposed uPVC cladding to the dormer heads and cheeks is not considered to result in unacceptable harm to the character or appearance of the dwelling or surrounding area. Similar finishes are present on nearby properties and, having regard to the scale and visibility of the alterations, the proposal is considered acceptable in visual amenity terms.

It was noted during the site inspection that uPVC cladding has been installed to the northwest gable elevation. This element of the development is not shown on the submitted drawings, which indicate the retention of exposed brickwork in this location. As such, the works carried out do not fully accord with the plans submitted as part of the application. The assessment above has therefore been undertaken on the basis of the information provided and does not extend to the acceptability of the cladding installed to the northwest gable elevation. Upon determination of the application, the matter will be passed to the Council’s Planning Enforcement Team to ensure that the appropriate action is taken.

The proposal as submitted is considered to accord with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide, MARL9 of the Marlborough Neighbourhood Plan and the NPPF.



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. There is no risk of any adverse overlooking, overshadowing, or overbearing impact arising as a result of the proposed works.

Due to the proposal’s nature, there are no concerns raised regarding residential amenity. There is no risk of any adverse overlooking, overshadowing, or overbearing impact arising as a result of the proposed works.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity, Appendix D of the Wiltshire Design Guide and the NPPF.


Heritage Impact

From the perspective of the historic environment, the principal statutory duties are contained within the Planning (Listed Buildings and Conservation Areas) Act 1990.

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 Development Management Policies 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.

The site is located within the Marlborough Conservation Area and is positioned between listed buildings, with several other listed buildings located nearby on Kingsbury Street. As discussed within the design assessment above, the proposed works comprise relatively modest alterations to the appearance of the dwelling. The replacement roofing material and dormer cladding are not considered to appear unduly incongruous and would not detract from the character or appearance of the street scene or wider conservation area. Furthermore, the dwelling is set back from the highway, which reduces the prominence of the alterations in public views and limits their impact upon the setting of nearby listed buildings.

As discussed in the design section, it was observed during the site inspection that uPVC cladding has been installed to the northwest gable elevation. This does not form part of the application and assessment. 

Having regard to the scale, visibility and appearance of the works, the proposal is considered to preserve the character and appearance of the Marlborough Conservation Area and preserve the setting of nearby listed buildings. The development would therefore cause no harm to the significance of designated heritage assets.

The proposal is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy, Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, and the relevant provisions of the National Development Management Policies.


Ecology Impact 

The principal ecological consideration relates to the roof replacement works, which had the potential to affect roosting bats. However, these works have already been undertaken prior to the submission and determination of this retrospective application. As a consequence, it is not possible to fully assess the presence or absence of bats within the roof structure immediately prior to the works taking place.

Notwithstanding this limitation, there is no evidence before the Local Planning Authority to indicate that protected species have been affected, and the scale and nature of the development do not otherwise give rise to significant ecological concerns. On the basis of the information available, the proposal is considered acceptable in ecological terms and is not considered to conflict with Core Policy 50 of the Wiltshire Core Strategy or the relevant provisions of the National Planning Policy Framework.

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.

Due to the proposal’s nature, no encroachment into the open countryside would occur and there is no risk of harm to the special qualities of the National Landscape. The proposal, by virtue of its scale, siting, design, and use of traditional materials and within an edge of town centre location 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 any other material planning considerations.

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.



