APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09743

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Hawkeswell Lodge, Little Cheverell, Devizes, SN10 4JL

	DEVELOPMENT DESCRIPTION:
	Demolition of existing single storey lean-to extensions and garage, proposed construction of new single storey and two storey extensions, outbuilding, replacement dormer windows. Construction of retaining walls. Changes to external materials on the dwellinghouse.

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The proposal seeks planning permission for the demolition of five single storey lean-to extensions to the main dwellinghouse and the construction of a two-storey extension to the northern gable end and two single storey extensions to the south-west, linked by an external terrace area, incorporating flat, green roofs.  A replacement flat roof porch is proposed with adjoining flat roof canopy.  Further proposed is the installation of new windows and doors. 

The existing double garage, with an attached workshop to the south of the house is proposed to be demolished and replaced with a new, single storey, flat, grassed roof outbuilding, providing an open plan living space, with kitchenette and office/gym space, with a shower room and a store, with a separate access.  Externally, a flat roof canopy is proposed over the terraced area.  This will provide some ancillary accommodation in relation to the main house.

The existing tarmac between the house and new outbuilding will be removed and replaced with new external hard and soft landscaping.  The construction of a new retaining wall is proposed along the eastern side and southern rear of the new outbuilding.  This will be a continuation of the existing retaining wall along the eastern boundary.

The installation of bat blocks behind timber cladding on the house and bat and bird boxes in the trees to the east of the house and garaging and to the south of new garage are proposed.

The application has been subject to revisions and additional information.  These include the revised, ‘Proposed Elevations, Contextual Elevation and Precedent Images’ drawing showing the proposed elevations of the new retaining wall to the rear and side of the outbuilding. It will be of stone gabion construction to match those existing.   

An email has been submitted from Herdwick Ecology, dated as received on 26.01.2026 clarifying that the garage referred to as containing a bat roost in the ecology report, is not in the garage block forming part of the proposed development, but is within the carport to the north-east of the house.  An annotated, aerial view, site location plan was submitted showing this. 

A further email was provided by the agent, dated as received on 11.02.2026 confirming all the external materials and colour finishes for the development.  

Finally, a Construction Method Statement was submitted to avoid a pre-commencement planning condition, requested by ecology.

SITE DESCRIPTION/CONTEXT

The application site is located to the south of Little Cheverell and is accessed from the B3098 Westbury Road.  

It relates to a detached, two-storey, brick and clay plain tiled dwellinghouse, which has been the subject of various extensions, with dormers to the front and rear of the property and an open canopy porch over the main entrance.  The site consists of the house, gardens, a detached double carport, with an attached, lean-to greenhouse to the north-east of the dwelling, a detached, 1.5 storey, double garage with an integral single storey workshop, to the south, two ponds/lakes and areas of woodland. 

There is a tarmac driveway and hardstandings running from north to south across the site, forward of the principal elevation of the dwelling and extending up to and forwards of the double garage, with workshop.

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

· Conservation Area Boundary; in the setting of listed buildings; Site of Special Scientific Interest (SSSI); Tree Preservation Order (TPO); and located in the open countryside.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/83/0269 - Full planning permission Decision - Approve with Conditions Date: 23/5/1983 – Alterations and extensions

	K/51718/F - Full planning permission Decision - Approve with Conditions Date: 7/4/2005 – Erect carport with attached greenhouse

	K/12203 - Full planning permission Decision - Approve with Conditions Date: 5/7/1988 – EXTENSION

	K/42554 - Full planning permission Decision - Approve with Conditions Date: 4/2/2002 – The change of use to residential (trees planted as part of garden) and associated regrading of steep bank




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 41 Sustainable Construction and Low Carbon Energy
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment 
· 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 

National Design Guide

Wiltshire Local Transport Plan 2011-2026 Car Parking Strategy

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Little Cheverell Parish Council: Support.

Historic England: No comments.  It is suggested that the views of the Council’s specialist conservation and archaeological advisers are sought. 

Ecology Officer: First comments: Objection, further information required. Second comments: No objections, subject to conditions; and Third comments: I have reviewed the Construction Method Statement and I’m happy it covers the main points with regards to bats. 


REPRESENTATIONS

One representation has been received from the occupier of 3 Hawkswell House, Little Cheverell.  They have raised the following:

The applicant has shown me the plans and explained the care he is taking to blend everything in with the environment. I have to pass very close to Hawkswell Lodge every time I leave my home, probably about twice every day. I fully approve of his plans, and I fully support his application.


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. 

Policies CP1, CP2, and CP12 of the Wiltshire Core Strategy relate to the spatial strategy and new housing delivery. The current proposal, however, does not seek permission for a separate dwelling, and therefore these policies are engaged only insofar as they require development to remain subordinate to and functionally tied to an established residential planning unit. There are no specific policies in the WCS relating to ancillary residential accommodation, and such proposals fall to be assessed on whether the use remains clearly incidental or ancillary to the host dwelling, supported by the general design and residential amenity policies and the broad principles of the NPPF.

The applicant has confirmed (email received 11/02/2026) that the outbuilding is intended to function primarily as a home office, with occasional use by family members for overnight stays, and is not intended as an independent unit of accommodation. This aligns with the characteristics of ancillary residential use.

In considering whether the proposal constitutes acceptable ancillary accommodation, the Council applies the well‑established physical and functional relationship tests:

Physical Relationship

The outbuilding lies within the established curtilage of Hawkeswell Lodge, shares the same vehicular and pedestrian access, and sits visually and spatially within the same planning unit. No boundary subdivision or separate external demarcation is proposed. The building therefore satisfies the physical test for ancillary accommodation.

Functional Relationship
The accommodation relies upon the main dwelling for day‑to‑day living functions, shares the same services (water, electricity, broadband), and contains only a limited level of self‑contained facilities (office space, seating area, kitchenette and shower room). Its scale and layout ensure that it cannot operate as an independent dwelling. The occasional use for visiting family members remains a typical form of ancillary domestic occupation and does not alter the character of the overall residential use.

Conclusion
Having regard to the above, the proposal meets both the physical and functional tests for ancillary accommodation. It does not amount to a new dwelling and therefore raises no in‑principle conflict with CP1, CP2 or CP12. Its acceptability is instead determined through the detailed assessment of design, amenity, highways and environmental considerations addressed elsewhere in this report.


Design, Impact upon the character and context of the area, and heritage impacts
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 policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. 

Section 16 (Listed Building Consent) Section 66 (Planning Permission) requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

Section 72(1) of the Act requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas.

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that designated and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development.

The site is located within the Little Cheverell Conservation Area Boundary and there are a number of grade II listed buildings within the vicinity, including: the Church of St Peter and Pillar Box Cottages, to the north-west of the site; Hawkeswell House to the south-west; and Little Cheverell House, to the north-east.  The application property is sited within a valley, and the sides that surround it are quite steep, and densely screened on the boundaries by trees and vegetation, therefore, the church and Pillar Box Cottage cannot be seen from within the site and are at a distance of circa 105m, glimpse views of Hawkeswell House are visible at 150m away; and 98m, respectively.  Little Cheverell House is located on the opposite side of Westbury Road, at a distance of 130m away separated by undulating landforms and surrounded by mature trees and hedging.  Therefore, the proposals are not considered to affect the setting of these listed buildings. 

The two-storey extension will be built of matching brickwork to the main dwelling, with a standing seam, zinc roof.  Vertical, natural timber cladding will be applied to the walls of the proposed single storey extensions and porch to the main house and the walls of the ancillary outbuilding.  All of them will have ply membrane constructed roofs and the roofs over the single storey extensions and the ancillary outbuilding will have green roofs above.  The flat roof canopies over the terraces on the house and outbuilding, with the porch canopy, will be constructed in powder coated steel with a ply membrane roof finish with solid and open timber slats (brise soleil), with a powder coated aluminium trim, finished in dark grey. 

Parts of the existing walls of the main dwelling will be clad in natural, horizontal, timber cladding.  The plain, clay tiled roof over the existing dwelling, will be retained. The windows on the house and outbuildings will be constructed from aluminium, clad timber, finished in dark grey; and the doors will be a composite material, finished in dark grey.  The first floor flat roofed dormer window on the western rear elevation will be clad in standing seam zinc with a dark grey finish.

The new sections of retaining wall next to the outbuilding will be approximately 1.1m high as shown on the revised elevation plans.  The agent has confirmed that the retaining walls will be of stone gabion construction, to match those running north to south on the eastern side of the site. 

The two-storey extension will be subordinate to the main dwelling, due to its position set in from the front (east) and rear (west) elevations and set down significantly below the main ridge of the house.  The single storey extension adjacent to the western and southern elevations of the house, wrapping around the SW corner, due to their height and flat roof design will be sufficiently subservient to the main dwelling, together with the adjoining terrace. 

The proposals to the house will enhance the architectural quality of the existing building, will remove unsympathetic later additions, introducing high quality, complementary extensions; improving visual coherence through consistent materials and detailing; introducing a combination of traditional and natural appearing materials, which will blend with the rural setting and will not cause any harm to the character and appearance of the conservation area. 

The proposed replacement outbuilding, with similar materials to the house, will blend well within its setting and compliment the materials palette on the main dwelling. 

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the conservation area and is not considered to affect the setting of the listed buildings.  It would not result in harm to the significance of any heritage assets, and no objections have been raised by the Conservation Officer, in an informal discussion.

The development is therefore considered to comply with the design principles set out in Core Policy 57 and 58 of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide; Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of 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.

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 proposals will be well contained to the application site which occupies a substantial domestic curtilage, where the nearest neighbours are located between 100m and 150m away.  Therefore, the proposals will not result on any adverse impact upon neighbour amenity in terms of loss of light; overshadowing; or causing an overbearing impact. 

The proposed air source heat pump (ASHP) is shown adjacent to the northern elevation of the dwelling. Although the nearest neighbouring properties are located at distances of approximately 100–150 m, no technical specification or noise information has been provided. In the absence of this detail, and to ensure the installation meets acceptable noise standards, a condition requiring submission and approval of the ASHP model, sound power levels and any necessary acoustic mitigation is considered reasonable and proportionate. Subject to this condition, the proposal would safeguard residential amenity in accordance with Core Policy 57 and paragraph 187 of the National Planning Policy Framework.

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 revised internal layout in the main dwellinghouse will reduce the current five bedrooms to four.  The Wiltshire Local Transport Plan 2011-2026 Car Parking Strategy requires four plus bedroom properties to have a minimum of three parking spaces and an additional space for an annexe.  In the proposed new, external layout, the existing parking area and double carport, together with the long, sloping driveway will be retained and will allow a sufficient amount of parking within the site, far exceeding the minimum requirements. 

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.

Ecology Impact 
Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The Council Ecology Officer has made the following comments:

“The site does not lie in an ecologically sensitive area however it does fall within the 6.4km recreational zone of influence (ZoI) around the Salisbury Plain SPA. The site is located within a Site of Special Scientific Interest (SSSI) Impact Risk Zone however, consultation with Natural England would not be required for an application of this type within this zone”.  

Salisbury Plain SPA:
“The HRA has concluded that the application is not likely to have significant impacts on the SPA and subsequently the application is screened out of Appropriate Assessment”. 

Nationally Designated Sites
“The Great Cheverell Hill SSSI is located approximately 1.3km to the south-west of the site at the closest point. Given the distance from the site and the scale and nature of the development, it is not considered likely that the proposed works would impact the SSSI”. 

Compliance with CP50
The proposals include bat and bird boxes which will meet the requirements of CP50 which requires all developments to demonstrate no net loss of biodiversity and to seek opportunities to enhance biodiversity. 

Protected species and habitats
“There are areas identified on the Natural England Priority Habitat Inventory as deciduous woodland priority habitat within the redline however, the proposals do not affect any of this habitat”.

Bats
It is noted that five integrated bat blocks are proposed on the house, located behind timber cladding, sited a minimum of 3m above ground level.  Three bird boxes at a height of 2-5m; two 1FF Schwegler bat boxes at a height of 3-6m; and two 2FN Schwegler bat boxes at a height of 3-6m, will be installed in the gardens to the east and south of the replacement outbuilding.  The positions of these bat and bird mitigation measures are clearly marked on submitted Drawing No. 2146 _ PL - 002 – Proposed Site Plan and Floor Plans.

The Council’s Ecologist states “A Bat Survey Report has been submitted in support of the application.  The house and garage were identified as having bat roost potential and bat droppings were found in the roof void of the house.  Further surveys were undertaken on 8th August, 23 September, and 30 September. It is noted that these surveys have not been undertaken in accordance with best practice. This is considered acceptable for the main house, however, please see comments below with regards to the garage”.

“The report concludes that the house provides day roosts for common pipistrelle, serotine and soprano pipistrelle bats and that a Natural England bat mitigation licence will be required. The works will involve the destruction of the common pipistrelle roost and disturbance to the serotine and soprano pipistrelle roosts during demolition and construction”. 

“To mitigate for the loss of the common pipistrelle roost, integrated bat blocks are proposed to be installed under the timber cladding. The mitigation strategy proposes 3 bat boxes on trees so any bats found during the works can be moved, works to be undertaken during the main hibernation months, a toolbox talk from a licenced bat worker and a pre commencement inspection of the building. Other mitigation measures include a sensitive lighting design and the installation of bird boxes on trees within the garden. The mitigation proposed in the report is considered acceptable with regards to the serotine, soprano pipistrelle and common pipistrelle roosts in the main house”.

“The report concludes that no bat roosts were identified within the garage and a licence will not be required for the demolition of the garage. The garage was initially identified as having the potential for a night roost therefore a static detector was placed in the garage from the 8th August for six consecutive nights. The static detector in the garage did not record any bats and no evidence of bats was identified during the Preliminary Roost Assessment (PRA).”

“The report, however, states that a lesser horseshoe bat was seen entering the garage and remaining for the duration of the survey on the 23rd and 30th September.  The report does not state whether the bat was seen leaving the garage before the end of the survey”.  “This would appear to suggest that the garage is used as a roost by a lesser horseshoe bat and a licence would therefore be required for the demolition.  Further survey of the garage is required to confirm the status of the bat roost. An impact assessment and mitigation for the loss of this roost will be required and where appropriate, a Natural England bat licence”. 

Clarification on the above was provided in an email received from the project ecologist (Herdwick Ecology) on the 26th January 2026 which has clarified the location of the lesser horseshoe bat night roost as being within the ‘double garage’ and not in the garage block that is within the application.  The double garage refers to the carport located to the NE of the house, which is not part of the proposals.  In view of this, “…the lesser horseshoe night roost will not be impacted by the proposals and therefore additional survey; mitigation and a licence are not required”.  An annotated aerial site location plan was attached to the above referred to email to clarify the position of the bat roost identified. 

The Council’s Ecologist has further commented that the submitted Construction Management Statement, is acceptable and covers the main points with regards to bats.  Therefore, the pre-commencement condition recommended by ecology on their original comments will not be included on the decision notice. 

Following receipt of the email referred to above, the Council’s Ecologist has no objections to the proposals, subject to a number of conditions and informatives, which will be secured by condition. 

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Impact on trees:
The proposed replacement, ancillary outbuilding will be repositioned, further away from the retaining walls to the east and south, to avoid tree canopies and pollarding of any trees to facilitate this part of the development.  The area of woodland forming part of the Tree Preservation Order (TPO) E/73, is located in the north-western corner of the site, on the opposite side of the pond to the house.  Its location is such that the proposals will not affect it. 

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, giving particular weight to designated areas such as National Landscapes.

The application site lies outside of the development boundary and is therefore in the open countryside.  The proposals are well contained to the application site, which occupies a substantial domestic curtilage.  

The proposal, by virtue of its scale, siting, and design, would not cause any encroachment into the open countryside or cause and harm to visual amenity in this respect.  

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.

Sustainable Construction:
As part of the proposal the existing dwelling will be retrofitted with measures to improve the energy performance of the existing building in line with CP41, including: upgrading the existing insulation; high performance glazing; and more sustainable energy systems, thereby reducing energy consumption, through energy efficient measures, reducing running costs and supporting long term environmental performance, supported by the aims of CP41.

[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, 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.
