APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00607

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	21 Highlands, Potterne, Devizes, SN10 5NS

	DEVELOPMENT DESCRIPTION:
	Relocation and installation of a 1400 litre oil tank to the front elevation

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the relocation and installation of a 1400 litre oil tank at the front of the property with a screening trellis to obscure its appearance from the road. 

SITE DESCRIPTION/CONTEXT

The application relates to 21 Highlands, in Potterne. The property has a modest front garden and comprises of a two-storey detached house with a brick and white painted render exterior, which attaches to a garage. Access to the property is via a driveway located at the front of the house. The surrounding area is characterised by similar mid 20th-century detached housing. 

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

· Located within the limits for development for Potterne
· Flood zone 1
· Salisbury Plain SPA 6.4km buffer zone

PLANNING HISTORY

No relevant planning history. 

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 41: Sustainable Construction and Low Carbon Energy 
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 51: Landscape 
· Core Policy 61: Transport and New Development

The Potterne Neighbourhood Plan 

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]Potterne Parish Council: No comment.

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 oil tank is expected to result in a degree of harm to the character and context of the area. Its siting would be at the front of the dwelling, in an elevated position to the principal elevation, and would appear visually prominent within the street scene, being an exposed front garden. There are no other similar installations along this street. As a result, the proposal would detract from the visual amenity of the area.

However, the applicant has clarified that there are no other suitable locations on site for relocating the oil tank. There is no side access to the dwellinghouse for refilling a tank at the rear, and the tank is currently located in the garage, which poses a fire risk. As such, the front of the dwellinghouse is the only viable option. The proposed screening trellis partially mitigates the design's impacts by obscuring its appearance from the road. This can be secured by a condition requiring the installation of trellis fencing before the development's first use and ensuring it remains in situ for the development's lifetime. 

While the proposed oil tank will introduce a visually prominent feature into the front garden and will result in a limited degree of harm to the character and appearance of the street scene, this harm is assessed as minor to moderate. The applicant has demonstrated that there are no feasible alternative locations on the site for compliant installation, owing to the absence of side access for refilling and the fire safety risks associated with retaining the tank within the garage.


On balance, the limited level of identified harm is outweighed by the functional necessity of relocating the tank to a safe and accessible position and by the mitigation provided. 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 proposed installation would be modest in height, sited away from shared boundary windows, posing no concerns regarding overshadowing or overbearing impacts. By virtue of its nature as an oil tank, there are also no concerns regarding overlooking. While the installation may make a limited level of noise, this is not expected to be of significance that it would adversely impact amenity.  

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.

No alterations are proposed to the access, parking arrangements, or number of bedrooms on site. There are therefore no concerns regarding highways impacts. 

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]Ecology / Biodiversity Net Gain 

The site lies within the 6.4km buffer of the Salisbury Plain SPA, as noted in the site constraints; however, given the small scale and domestic nature of the development, and the fact that it does not introduce any new overnight accommodation or intensification of use, the proposal would not give rise to any increased recreational pressure or other pathways of impact on the SPA. It is therefore screened out of the need for Appropriate Assessment, and no further evaluation is required.

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

Although the oil tank will introduce a visually prominent element to the front garden, the harm is limited and is outweighed by the functional necessity to relocate the tank for fire-safety compliance and the absence of any feasible alternative location.

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.


