APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09726

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	4 Stanley Terrace, Devizes, SN10 5AJ

	DEVELOPMENT DESCRIPTION:
	Replacement of an existing monopitched roof garage and attached shed with a garage with a slightly larger footprint and a pitched roof.

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The proposal seeks planning permission for demolition of an existing monopitched roof garage and attached shed with a larger garage, under a pitched roof, with an up and over door. 


SITE DESCRIPTION/CONTEXT

The application site relates to 4 Stanley Terrace, Devizes.  It is a mid-terraced, historic property, located within a row of six dwellings, with gardens to the front and rear.  There is a single-track vehicular access from Pans Lane running along the rear boundaries of Stanley Terrace and the adjacent, Stanley Villas. 

The rear garden is long and narrow, circa 32m in length.  It is enclosed with varying heights of timber fencing.  There is a single storey outbuilding and a greenhouse within it and at the north-western end, there is a painted breeze block single garage, under a monopitched roof, covered in corrugated tin.  Attached to its south-eastern end is a lean-to timber shed. 

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

· The application site falls 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 50: Biodiversity and Geodiversity 
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management


Devizes Area Neighbourhood Plan July 2015 Referendum Version

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.

Highways Officer:  No objection.


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. 


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.

The proposed garage will be approximately 8.4m long, 3.6m wide and 3.5m to ridge.  The footprint of the new garage will be the same as the footprint of the existing garage and shed together, except it will be circa 700mm wider and 600mm higher to ridge.  

The garage will be constructed from timber framing, clad in composite cladding, finished in grey, except the north-east facing side wall, which will be clad in box profile steel sheeting, also finished in grey. 

The proposal will introduce a proportionately and sympathetically designed, replacement garage, which will have a more desirable, symmetrical, pitched roof design.  Ideally the external wall materials would be the same, however the colour finish will be grey to all the walls.  The north-eastern wall, to be clad in a different material will not be visually prominent due to its position, in close proximity to the shared boundary fence with the neighbour, which will hide it from view.  

It is noted that this garage will be part of a row of detached garages fronting this vehicular access, which are of varying designs and materials, therefore, this one would not appear out of keeping and would not harm the character and appearance of the area.  Being single storey, it will be sufficiently subordinate to the main dwelling. 

The Devizes Area Neighbourhood Plan contains design guidance requiring development to respect local character and materials. The proposal’s scale and form would maintain the terrace’s character.

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 neighbouring garage at No. 3 occupies a position in close proximity to the shared boundary fence with the application property, albeit being off set in its position and No. 5s garage is adjacent to it on its south-western side, therefore as this proposal will be in a row of neighbouring garages of varying roof alignments and ridge heights, albeit single storey, it is not considered to cause any adverse impact upon neighbour amenity in terms of overlooking; loss of light; or causing an overbearing impact. 

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

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 National Planning Policy Framework (NPPF), particularly Paragraph 115 and 116, requires that development proposals do not have an unacceptable impact on highway safety and that safe and suitable access to the site can be achieved for all users.

The track at the rear of the application property and neighbouring dwellings, facilitates vehicular access to all their related garages, including that of the application property.  It is a private right of way.  In light of this, the Council’s Highways Officer, has no objections to the proposals. 

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.

[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.


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, the interests of highway safety, 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.

