APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00310

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Browfort Cottage, Dunkirk Hill, Devizes, SN10 2BG

	DEVELOPMENT DESCRIPTION:
	Single-storey rear extension to the house; extension to the existing garage to include a hobbies room within the roof space; external staircase and associated external works.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for construction of single storey rear extension to dwellinghouse, including changes to doors and fenestration; and a 1.5 storey extension to the existing garage, with an annexe on the first floor to be used as a hobbies room, lit with dormers and accessed via an external staircase.  


SITE DESCRIPTION/CONTEXT

The application site relates to a two-storey, cream rendered dwelling, under a slate tiled roof, with its south-western, side elevation, with an adjacent modest garden, presenting to the road.  The tarmac vehicular access runs along the south-eastern front elevation of the dwelling and extends into the rear garden to the north-east.  There is a brick and tile, single storey lean-to outbuilding, adjoining the south-eastern side boundary.  This comprises a steep, densely planted embankment.

There is a detached, blockwork and tile, single storey double garage to the north-east of the house, with an attached, lean-to log store on the north-eastern elevation, with an adjacent concrete, hardstanding. 

The rear gardens, adjoin a paddock to the rear, hedged, NE boundary of the site, also shown within the land edged in red on the submitted Location Plan.  

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

· The site lies adjacent to, but outside of the Development Boundary for Devizes and is therefore in the open countryside. 


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/13425 – Erection of two storey extension to dwelling – Approved with conditions – 

	K/14362 – Erection of stable and garage – Approved with conditions - 

	17/11368 – Two storey internal corner extension – Refuse - 




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 12: Spatial Strategy: Devizes Community Area
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· 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 

Wiltshire Local Transport Plan 2011-2026 Car Parking Strategy

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Devizes Town Council: No objection.

Highways Authority: No objection, subject to a condition. 


REPRESENTATIONS

Two representations were received from the occupier of Hazels, Dunkirk Hill, who advise they are the neighbouring property. The Council’s GIS has them named as La Maison.  The first representation says they have objections and the revised one, clarifies they do not have any objections to the proposals. 


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

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 be in accordance with the terms of what has been applied for i.e., ancillary accommodation. 

Having regard to the principle of the proposed conversion of the existing garage to an annexe, policies CP1, CP2 and CP12 of the WCS are relevant considerations, together with the themes of the NPPF.  The above policies deal with new housing supply.  There are no policies within the WCS that directly relate to the provision of ancillary, residential accommodation.  This element of the proposal does not seek permission for a separate dwellinghouse but would be for ancillary residential accommodation to Browfort Cottage. 

Assessment

Physical Relationship

The extension to the existing garage, with a first floor over, to be used as a hobby room is located within the residential curtilage of the host dwelling. The ancillary accommodation proposed would share the same vehicular and pedestrian access with the main dwellinghouse.  The proposals do not show any subdivision of the annexe within the curtilage of the property; therefore, it would remain physically and visually within the same planning unit as the main dwellinghouse.  The siting of the annexe would be in close enough proximity to the main dwellinghouse, to be seen within its context.  Therefore, it meets the physical test required for annexes. 

Functional Relationship

The annexe accommodation is proposed to be used by the family within the main dwellinghouse as a hobbies room.  The ancillary accommodation would share the same services as the main dwelling in terms of water, electricity and broadband.  Due to the size of the annexe, it would provide limited accommodation at first floor level over the double garage, comprising one large open plan room.  Therefore, the occupiers of the annexe, would continue to use the main house for meals, laundry, and this space would offer some ancillary living accommodation.  It is proposed to be used in conjunction with the main dwellinghouse. 

Subservience and Scale

The subservience and scale of the proposed garage with annexe above is set out in detail in the section below.  But in essence, it is considered to be sufficiently subservient to the main dwellinghouse and the scale of the annexe and the accommodation being proposed, is considered commensurate to and ancillary to the main dwellinghouse. 

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

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 single storey rear extension to the dwellinghouse, will be constructed from Staffordshire Blue brickwork, with a cantilever roof over a porch.  Two abutment rooflights are shown in the flat roof membrane, which will be faced in a powder coated aluminium fascia.

The 1.5 storey garage extension will be constructed from blockwork faced in a cream colour render, under a slate tiled roof to match the existing garage roof and the walls of the main dwellinghouse.  The flat roof dormers in the north-western and south-eastern roofslopes will be clad in fibre cement cladding.  The external staircase will be constructed from hardwood.  It is not necessary to condition the materials as they are annotated on the submitted plans. 

The extension to garage, albeit with a taller ridgeline than the existing one, is sited behind the main garage, with the SW front elevation presenting to the street, but it will be set back from it at a distance of approximately 42m, and in terms of its overall size and height, it will remain sufficiently subservient in relation to the two-storey dwelling to which it relates.  This is also the case for the proposed single storey extension, which will result in a modest addition to the side elevation of the dwelling, accessing onto the private garden area to the NE side.

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. 

Despite the elevated position of the proposed single storey extension in relation to the nearest neighbouring dwelling at La Maison to its north-western side, its single storey, flat roof design, set in from the NW elevation of the main dwelling by 450mm and the shared boundary with this neighbour by approximately 1.6m, only the roof of the linear swimming pool building at La Maison will be visible running along their SE shared boundary with the application property, due to it occupying a lower ground level, compared to Browfort Cottage.  

The proposed 1.5 storey extension to the garage, will have no impact upon neighbouring amenity due to its sufficient separation distance of approximately 11.4m to the NW boundary with La Maison and both proposals will have no impact upon land beyond the SE side of the site, as this boundary forms a very steep, densely planted embankment, terminating properties extending up the hillside, with no visible neighbouring dwellings.

Therefore, neither the proposed single storey extension or garage extension will result in any impact upon the neighbouring property in terms of causing any overlooking; loss of light; overshadowing; or having 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 Council Highways Authority have made the following comments:

“I refer to the above planning application for a single-storey rear extension to the house, extension to the existing garage to include a hobbies room within the roof space, external staircase and associated external works”.

“Adequate off-street parking is proposed within the site to meet Wiltshire’s current parking standards along with room to turn to enable vehicles to enter an exit the site in a forward gear which is essential in this location”.

The recommended condition ensures that they development shall not be first occupied until the turning areas and parking spaces (3) have been completed in accordance with the details shown on the approved plans.  The areas shall be maintained in perpetuity. 

There is a large expansion of hardstanding within the site, in addition to the two car parking spaces within the existing double garage.  The approximate 2 bays within the garage extension are shown to store the applicant’s motorcycles but could by used as additional parking space. 

In view of the above, the proposals are considered to retain the required 3 parking spaces for a 4+ bedroom property and an additional space for the annexe within the site boundary in accordance with the Wiltshire Car Parking Strategy 2011-2026.   

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.

Open Countryside 
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.

The National Planning Policy Framework (NPPF), in Paragraph 176, states that “great weight” should be given to conserving and enhancing landscape.  

The south-eastern, boundary of the site, forms the Development Boundary for Devizes and the site lies outside of it and is therefore in the open countryside.  The site is located on a hillside and is at the top of a row of properties along Dunkirk Hill.  Due to the siting of the development which is seen with the built form of a number of properties and being well contained to the application site, the proposals are not considered to cause any harm to visual amenity or result in any encroachment into the open countryside. 

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy and Paragraph 176 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.


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.

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.


