APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/05157

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	15 Southfield, West Overton, Marlborough, SN8 4HE

	DEVELOPMENT DESCRIPTION:
	Erection of a detached single-storey ancillary annexe within the rear garden

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the erection of a detached single-storey annexe within the rear garden of the existing dwellinghouse to provide ancillary residential accommodation associated with the host dwelling.

SITE DESCRIPTION/CONTEXT

The application site comprises an end-of-terrace dwellinghouse located within the residential settlement of West Overton. The property occupies a corner plot within a residential cul-de-sac and benefits from a large rear garden in which the proposed annexe would be sited. The local area is characterised by other residential properties of a similar nature.

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

· Washed over by the North Wessex Downs National Landscape.
· Public Right of Way (KENV40) runs to the southeast of the site.
· Flood Zone 1.

PLANNING HISTORY

K/74/0760 - Full planning permission for twenty-seven houses, garages and estate road. Approved with conditions 10th April 1975.

K/76/0029 - Residential development of 23 dwellings. Approved with conditions 19th February 1976.

K/44595 - Rear extension. Approved with conditions 30th January 2003.

K/56734/F - Proposed two storey side extension. Approved with Conditions 26th July 2007.

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

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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Fyfield and West Overton Parish Council: No comments received at the time of writing.

WC Highways: No objection subject to ancillary tie condition.

REPRESENTATIONS

One representation received.

Summary of response:

· No objection to the proposal, subject to a condition ensuring that the annexe remains ancillary to the main dwelling and that no vehicular access is created from Bridleway KENV40 to the rear of the site.

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 proposed annexe would be sited within the established residential curtilage of the host dwelling and would be located in close proximity to the main dwellinghouse. Whilst detached in form, it would share the same vehicular and pedestrian access, parking arrangements and garden space as the host dwelling. No subdivision of the plot is proposed, and there would be no separate access created from the adjoining Public Right of Way KENV40.

The application states that the annexe is proposed to provide ancillary residential accommodation associated with the host dwelling. The submitted information confirms that it would remain within the same ownership as the host dwelling and would not be occupied or disposed of as an independent dwelling.

In terms of scale, the annexe is a modest single-storey structure that would remain clearly subordinate to the host dwelling. Whilst the accommodation would contain facilities commonly associated with day-to-day living, including a kitchenette, bathroom, bedroom and living area, the building would occupy a relatively small footprint within the garden and would continue to rely upon the shared access, parking and amenity space associated with the host dwelling.
The proposal incorporates features capable of supporting independent occupation, including internal living facilities and a separate entrance. However, these factors are not determinative in themselves. Significant weight is given to the building's close physical relationship with the host dwelling, the absence of any separate curtilage or access arrangements, the stated ancillary purpose of the accommodation, and the fact that it would remain within the same planning unit and ownership as the main dwelling.

Having regard to the above, the proposal is considered to constitute ancillary residential accommodation rather than the creation of a separate dwellinghouse. To ensure that the accommodation remains ancillary to the host dwelling in perpetuity, it is considered reasonable and necessary to impose a planning condition restricting its occupation and preventing its use as an independent unit of accommodation.

Accordingly, the principle of development is considered acceptable and accords with the objectives of the NPPF relating to the proper planning of residential development.

Conclusion

The proposed annexe would remain physically and functionally associated with the host dwelling and is considered to represent ancillary accommodation rather than the creation of a separate dwellinghouse. Whilst the accommodation would contain facilities capable of supporting a degree of independent living, its modest scale, close relationship with the host dwelling, shared access and amenity space, and absence of any separate planning unit weigh in favour of an ancillary use. Subject to a condition restricting occupation of the annexe to purposes ancillary to the host dwelling, the proposal is considered acceptable in principle.

Accordingly, the proposal accords with the objectives of the NPPF and raises no objection in principle.

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 annexe would be positioned within the rear garden of the host dwelling where it would be largely screened from public view and would not be readily visible within the street scene. As such, the proposal would have only a limited influence on the character and appearance of the wider area.

The building would be modest in scale and clearly subservient to the host dwelling. The generous size of the plot is capable of accommodating the development without appearing cramped or resulting in an overdevelopment of the site.

In terms of appearance, the annexe adopts a contemporary design approach, comprising external galvanised steel cladding panels with a leather-effect plastic finish and a flat roof formed from corrugated bitumen sheeting. These materials are not traditional to the area and would not reflect the more traditional material palette commonly found within West Overton. However, given the siting of the building within a private rear garden and its very limited visibility from public vantage points, the visual impact of these materials would be localised and would not result in significant harm to the character or appearance of the surrounding area.

The proposed annexe would therefore integrate satisfactorily within the plot and, notwithstanding the utilitarian nature of some of the proposed materials, the development would not give rise to such harm as to warrant refusal on design grounds.

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. 

The proposed annexe would be positioned along the western boundary of the application site, adjacent to the rear garden boundaries of Nos. 20 and 21 Knights Close. Notwithstanding this relationship, the building would be modest in scale, comprising a single-storey structure with a flat roof. Given its limited height, the proposal would not result in any significant loss of light, overshadowing, or overbearing impact upon neighbouring occupiers.

In respect of privacy, all windows and doors would be contained within the east and south elevations, facing into the application site and towards the host dwelling. No openings are proposed within the elevation facing the neighbouring properties to the north or the west. Whilst views between neighbouring garden areas are typical within a residential setting, the proposed development would not give rise to any unacceptable overlooking or loss of privacy.

Having regard to the scale, siting and design of the development, the proposal would preserve the reasonable living conditions of adjoining occupiers.

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.

The proposal would utilise the existing vehicular access serving the host dwelling and would not result in any alterations to the access arrangements. The proposed annexe is intended as accommodation ancillary to the main dwelling and would not create a separate planning unit. Whilst its occupation may generate a limited increase in vehicle movements, these would not be of a scale that would result in a material impact upon highway safety or the operation of the local highway network.

Given the ancillary nature of the accommodation and the existing parking arrangements serving the host dwelling, the Highway Officer raises no objection subject to an ancillary occupancy condition.

One representation requested that no vehicular access be created from Bridleway KENV40. No such access forms part of the application proposals and the annexe would continue to be served via the existing residential access from Southfield.

The proposed development would not result in any adverse impact on highway safety, and the access arrangements are considered 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 application site lies within the North Wessex Downs National Landscape. Core Policy 51 and the NPPF requires development within designated landscapes to conserve and enhance their natural beauty and special qualities.

The proposed development would comprise a modest single-storey annexe located within the established residential curtilage of the host dwelling. The building would be sited within a private rear garden surrounded by existing residential development and would not result in any encroachment into the wider countryside. Due to its scale, siting and relationship with the existing dwelling, the proposal would have a limited visual presence and would not affect key views, landscape features or the wider scenic qualities of the National Landscape.

Whilst some of the proposed materials are contemporary and utilitarian in appearance, any visual effects would be localised to the residential curtilage and would not result in harm to the wider landscape character of 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.
[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

Subject to the imposition of a condition restricting the annexe to accommodation ancillary to the host dwelling, 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.

