APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/08521

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	33 Coppers Road, Devizes, SN10 2FL

	DEVELOPMENT DESCRIPTION:
	Erection of wooden garden structure (shed) at the far end of the garden. (Retrospective)

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks retrospective planning permission for the construction of a timber garden shed, adjacent to the rear garden boundary. 


SITE DESCRIPTION/CONTEXT

The application site relates to a 2.5 storey, brick built, semi-detached dwelling, under pitched tiled roofs, with a dormer in the front roofslope and rooflights to the rear.  The property fronts onto a path, with a public, paved parking area to the south and to the north of the property is the rear garden.  Pedestrian access is along the side of the dwelling.  The plot is linear in form and the rear garden slopes upwards from the rear elevation of the dwelling, which is enclosed with an approximately 1.8m high, timber, closed board fencing. 

The application site lies outside of any formal planning designations. 


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	None. 




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

Devizes Area Neighbourhood Plan Referendum Version July 2015

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]Devizes Town Council: No objection.


REPRESENTATIONS

One representation has been received from the occupier of 67 Keepers Road.  This is the dwelling that the retrospectively built shed backs onto.  The comments are as follows:

The neighbour states that the structure exceeds the 2.5m height limit expected for a building positioned on a boundary, measuring approximately 2.95m in height and having been constructed on a 0.3m platform, resulting in an overall height of around 3.25m adjacent to this neighbour’s fence. It is reported to be 5.8m in length and located approximately 5m from the rear-facing windows of their home.

The neighbour considers the structure to be visually intrusive, overpowering, and harmful to the level of light received into their garden. Concern is also raised regarding the potential future use of the building given its scale. The neighbour notes that had she been notified of the proposal in advance, she would have objected prior to its construction.


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.

Due to the design of the retrospective shed, built onto a high plinth, raising it above ground level and its form, with a pent roof design, with an overhang to the front, it has no particular architectural merit and therefore has a neutral impact upon the character and appearance of the host dwelling and immediate and wider area.  The horizontal timber cladding, left to weather naturally to the walls, with the proposed composite slate tiles, which were not insitu at the time of the site visit, helps it blend into its setting, and due to its location and design, it reads as a garden building.  

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.

The National Planning Policy Framework (NPPF), particularly Paragraph 135(f), stresses that planning decisions should ensure developments provide a high standard of amenity for existing and future users.   

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 retrospective garden building, as the neighbour sets out, is built onto a brick plinth, which raises the finished floor level up above the ground by 30cm.  Together with the pent roof design, this results in the highest part of the roof projecting above the northern shared, boundary fence with the neighbour at No. 67, of between 1.25m and 1.4m, depending on whether the fence is 1.8m or 2m in height, respectively.  The width of the shed is approximately 5.8m.

The distance from the shared rear boundary of No. 33 to the rear elevation of the conservatory at No. 67, is approximately 6.4m, measured using the Council’s GIS system.  The neighbour at No. 67 says this distance is 5m (in their comments).  The GIS system further shows that there is approximately 11m between the shared boundary with the shed and the windows on the rear elevation of No. 67. No. 67s rear garden is between 10.5m wide, across the section where the shed is and 16m, at the widest point.  The depth of No. 67s rear garden is between 6.4m and 11m as set out above.  

This neighbour’s rear garden is south facing and there is currently a tall tree centrally positioned along the southern boundary with the shed, that in the summer months would provide some screening from the outlook of the shed.  There is also space along the southern boundary to plant additional natural screening, if required.  The rear garden has three patio areas, two on the western side of the conservatory, one of which, the double doors open out onto and another larger one on its eastern side.  However, this one, is partly in the shade already, nearest to the rear elevation of the house, due to an existing single storey double garage within the neighbour’s garden to the east side.  

In view of the above, on balance, it is considered that No. 67s rear garden is of a reasonable size and large enough, with at least two patio areas which would benefit from sunlight from the south-western side of the rear garden and conservatory.  This is in addition to a sufficient separation distance between No. 67s rear garden boundary, with their conservatory and the rear elevation of the dwellinghouse, all of which is not considered to cause enough harm to the reasonable living conditions of the occupiers of No. 67, in terms of a significant loss of sunlight and overbearing impact from the shed, to warrant a refusal. 

Therefore, on balance, the shed accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

[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.

Other Issues:

It is not necessary to input the implementation condition on this approval, as the development is retrospective. 


CONCLUSION

The proposed development is considered to be acceptable in terms of its design, scale, and relationship with the surrounding area. It would not result in any unacceptable harm to the character of the locality, the amenities of neighbouring occupiers, or the interests of highway safety, heritage, or ecology.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Wiltshire Local Plan, and the National Planning Policy Framework. As such, the application is recommended for approval, subject to the conditions set out below.


RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

