APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04109

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	14 Marlborough Road, Stibb Green, Burbage, Marlborough, SN8 3AU

	DEVELOPMENT DESCRIPTION:
	Convert existing attached garage to annex and minor alterations.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission to convert an existing garage attached to the main dwellinghouse, attaching it to an existing storeroom to create annexe accommodation, including alterations to external openings.

Over the application's lifetime, revised plans have been sought to prevent subdivision of the main dwellinghouse by retaining the internal doors. 

SITE DESCRIPTION/CONTEXT

The site relates to No. 14 Marlborough Road, Burbage, near Marlborough. It comprises a one-and-a-half-storey dwelling with a gabled roof form fronting the principal elevation, constructed of brown brick with clay roof tiles. The property benefits from a large driveway space to its front and side that wraps around and provides access to a modest rear garden. An attached garage and separate storeroom are located to the side of the dwelling, reflecting the form and materials of the main house at a smaller scale. The site is situated within the Burbage Conservation Area. The surrounding area is characterised by its historic environment, comprising a variety of dwelling types and architectural styles, predominantly one- to two-storey detached properties positioned set back along the road frontage. Neighbouring the property is the Grade II listed building Toad Cottage (list entry number: 1035926). Additionally, the listed buildings Tamarisk (list entry number: 1035929) and 14-17 Stibb Green (list entry number: 1194540) are within proximity to the site in Burbage. 

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

· Proximity to listed buildings. 
· Located within Burbage Conservation Area.
· Located within the limits for development of Burbage.
· Within the Hampshire River Avon Catchment. 
· Located within the North Wessex Downs. 
· Flood zone 1. 


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	15/02107/FUL - Full planning permission Decision - Refused Date: 21/7/2015 – Ancillary retirement accommodation linked to the main house for family members

	PL/2023/02042 - Householder planning permission Decision - Withdrawn by Applicant Date: 2/5/2023 – Two storey side extension for ancillary accommodation to facilitate disabled support.



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 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

Burbage Conservation Area Statement (February 2008) 

Burbage Made Neighbourhood Plan (Made 2018) 

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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

CONSULTATION RESPONSES

Burbage Parish Council: No comments were received at the time of writing. 

Highways: No objection. 

REPRESENTATIONS

One representation received: support. 

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 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.

The proposed development would be constructed of brown brick and concrete tiles to match the existing dwellinghouse, garage and shed. The additional built form comprises a modest infill extension between the garage and shed, matching the scale and gable roof form of the existing garage. Whilst this would create a somewhat awkward stepped relationship between the two structures, it is not considered to cause visual harm and would not be at an angle visible from public vantage points.

The annexe would incorporate openings on both side elevations and a new window in place of the existing garage door. These alterations are appropriate to facilitate ancillary living accommodation, and the proposed materials would reflect those used on the existing dwellinghouse. The annexe relates well to the existing dwellinghouse, makes effective use of existing buildings, and would be a modest, subservient design that reflects the form of the host dwelling.

The annexe would be partially visible from the street scene. However, it is set back from the highway and would result in only a minor change to the site's visual appearance. As such, it would not cause harm to the character or appearance of the Burbage Conservation Area. Given the limited architectural merit of the existing dwelling and buildings, the proposed conversion and extension are considered an appropriate design and not considered to detract from the character of the area. 

Having regard to the above, the proposal complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide 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. 

No additional windows are proposed above ground floor level. At ground level, a window would replace the garage door on the principal elevation; a single window is proposed on the north side elevation between the existing structures and a single window on the existing shed and a door on the connecting element are proposed on the south side elevation. Due to their low elevation and views of immediate private amenity space, these openings would not result in harm with regard to overlooking impacts. 

Of the new built form, only a small connecting structure is proposed between the existing garage and shed. This would be single storey, the same height of the existing garage. As it is not sited immediately adjacent to neighbours and is modest, matching the scale of the existing structures, there are no concerns regarding overbearing and overlooking impacts.

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.

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 existing access arrangements. As part of the development, one garage parking space would be lost. However, whilst the proposal would increase the number of bedrooms on site from four to five with the addition of an annexe, Wiltshire's adopted parking standards remain the same for both bedroom numbers, requiring four parking spaces. The site provides ample off-street parking to the front of the property, exceeding these standards.

Clarification was sought from the Highway Officer regarding the property's classification, given the potential for the accommodation to be subdivided. However, as assessed within the Principle of Development section, the proposal relates to an annexe associated with a single lawful dwelling, assessed through a householder application. Should the accommodation be occupied as a separate dwelling, full planning permission would be required. On this basis, the Highway Officer raises no objection, and no concerns are identified regarding highway safety.

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

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.

The site neighbours the Grade II listed building known as Toad Cottage to the south east, lies within the Burbage Conservation Area, and is located no closer than 175 metres from the listed buildings known as Tamarisk and 14-17 Stibb Green. As such, the site is subject to several heritage constraints. Nevertheless, as discussed in the design section above, the proposal represents a relatively minor visual alteration through converting and connecting the existing garage and shed to form ancillary annexe accommodation. By virtue of its matching materials, matching form, modest infill extension and subservient relationship to the host dwelling, the proposal is not considered to result in harm to the significance or setting of nearby heritage assets.

From the principal elevation, which is protected within the Conservation Area, the annexe would appear largely unchanged from the existing garage, with the primary alteration being the introduction of domestic openings. Any views from the neighbouring listed building, Toad Cottage, would not be materially harmed, as the development would retain a natural relationship with the existing built form. Furthermore, due to the separation distance, intervening built form and boundary treatments, the proposal would have no impact on the setting of Tamarisk or 14-17 Stibb Green. 

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the conservation area and 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 Sections 66 and 72 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 domestic nature of the development and the fact that it would not generate wastewater or result in 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. 

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 proposed annexe would be read in context with the existing dwelling and as there would be no encroachment into the open countryside, no negative impact would be imposed upon the National Landscape.

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.

Principle of Development 

In most householder applications, the principle of development is not a matter for detailed assessment, as the residential use of the site is already established and the proposal typically involves minor works within the curtilage of a lawful dwelling.

However, in this instance, it is necessary to consider whether the proposed development is acceptable in principle, given the use of the annexe and its establishment as accommodation in relation to the lawful dwelling. The dwelling itself is a unique living situation, whereby there are two kitchens, separate living spaces and two separate staircases leading to disconnected upstairs areas. However, clarification has been sought that the property has multi-generational occupancy and retaining the internal door between these two areas ensures it remains classified as a single lawful dwelling. If the property were to be subdivided into separate lawful dwellings, this would require full planning permission in due course.

With regard to the proposed annex accommodation, due to its scale and design, and its relationship to the host property, the development would be of ancillary use to the main dwelling house and therefore would be considered lawful residential use. However, to ensure its compliance and future use, this will be secured by applying a condition.

As such, the principle of development is considered acceptable, subject to the detailed assessment of design, amenity, and other material considerations set out below.

[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.


