APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00202

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	19 Hodge Close, Devizes, SN10 3RU

	DEVELOPMENT DESCRIPTION:
	Two storey side extension creating additional bedroom to the existing two bedroom house and associated additional ground floor living space (Amendment to PL/2025/06447)

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the construction of a two-storey side extension, adjacent to the northern elevation. 

The application has been the subject of a revision to the proposed Block Plan to show two car parking spaces in the positions approved by Highways on the extant approval. 

SITE DESCRIPTION/CONTEXT

The application site relates to a two-storey, brick built, semi-detached dwellinghouse, under tiled, pitched roofs.  There is a single storey lean to extension adjacent to the rear, elevation.  The property has a hardstanding to the front and side of the dwelling.  There is parking for two cars forward of the principal elevation.  There is a rear garden, enclosed with closed board timber fencing, with terracing and a decked area, with a makeshift timber canopy over and an adjacent detached, garden shed. 

The site was under construction at the time of the site visit, with the concrete driveway at the side of the dwelling having been removed in part to make way for the foundations in relation to extant approval PL/2025/06447 for a single storey, side, extension.

The site occupies a position off a Y-shaped cul-de-sac. 

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

· Countryside character areas of Berkshire and Marlborough Downs.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/83/0484 - Full planning permission Decision - Approve with Conditions Date: 26/7/1983 – 65 houses

	K/14101 - Full planning permission Decision - Approve with Conditions Date: 6/6/1989 – Erect lean-to conservatory.

	PL/2025/06447 - Householder planning permission Decision - Approve with Conditions Date: 4/11/2025 – Side extension creating additional bedroom to the existing two-bedroom house




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 objections, subject to a condition. 


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 two-storey side extension is sufficiently subordinate to the existing dwelling, as it will be setback from the existing front and rear elevations of the main dwellinghouse and set down from its main ridgeline.  It will further be built of an appropriate design, with matching materials to the walls and roofs of the main dwelling and it shall be conditioned as such.  In view of this, the proposal is not considered to cause any harm to the character and appearance of the immediate and wider area.

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 siting of the proposed two-storey side extension is such that it will be set back from the front and rear elevations of the existing dwelling.  The setback at the rear will be approximately 2m.  The rear elevation of the extension will face the rear elevation of No. 22 Hodge Close to the east, at approximately 9.6m to the shared rear boundary of the site and circa 10m to the rear elevation of No. 22.  In line with the Wiltshire Design Guide, paragraph 4.2.9, the back-to-back separation distance will be approximately 20m, which will “…prevent overlooking and secure a degree of privacy for householders”.  Additionally, in line with the fenestration design of these properties, the first floor window to which the new 3rd bedroom will overlook at No. 22 will be a high-level window, reducing the degree of any overlooking. 

The distance between the northern side elevation of the proposed two-storey side extension and No. 10 Patchway will be approximately 13.3m, with their adjacent driveway to proposed extension and enclosed rear garden separating the two, in addition to the elevated position of this neighbouring dwelling, also positioned at an angle, slightly set back from No. 19.  As such the above is sufficient to minimise any loss of sunlight, overshadowing or any overbearing impact upon these occupier’s rear garden and their reasonable living conditions.  This is also the case for the impact of the extension upon the adjoining property at No. 11 Patchway, which due to its position and orientation is located further away from the application property and is angled away from it.  

No windows are proposed in the northern side elevation of the proposed two-storey extension.  It is noted that the first floor comprises a bedroom and a bathroom.  In view of this, it is not considered necessary to impose a condition removing Permitted Development rights for any upper floor windows in side elevations, as the Class A of Part 1 of the General Permitted Development (GPDO) 2015 As Amended, already restricts these openings to be obscure glazed and non-opening, unless parts of the window which can be opened are more than  1.7m above the floor of the room in which the window is installed.  This will be drawn to the applicant’s attention by an informative. 

The northern elevation of the proposed two-storey side extension will be sited approximately in line with the front elevation of No. 18 Hodge Close, which is located forward of the principal elevation of the application property, but is located perpendicular to it and slightly set back.  As a result of this, and noting the first floor window in the eastern gable end of No. 18 which may light a landing window or a habitable window, the proposed first floor bathroom window in the front elevation of the extension will be conditioned to be obscurely glazed to an obscurity level of no less than level 3; to be a right hung, opening casement window, fitted with a ventilation stay or fixed shut.  This is to allow ventilation to the bathroom, but with it opening to the right, fitted with a stay, will prevent an outlook towards No. 18s first floor, gable window.   This will manage any physical overlooking or perception of being overlooked from the outlook of this window in this neighbouring dwelling.  

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’s Highways Officer has made the following comments:

“I refer to the above planning application for a two-storey side extension creating an additional bedroom to the existing two-bedroom house and associated additional ground floor living space (amendment to PL/2025/06447). The previous application was to provide a third bedroom at ground floor; this proposal is for a third bedroom at first floor and a family room at ground floor”. 

“The current proposal includes 2 off street parking spaces and I note the revised parking plan which reflects the parking plan I approved for PL/2025/06447. The arrangement is not ideal and if it was off public highway or a through road, I would object to the proposal, however, as it is private and a cul-de-sac, I am minded to accept the proposal and raise no highway objection”.

The Council’s highways officer has recommended a condition to ensure that prior to the use of the development, the whole of the parking area has been consolidated and surfaced (not loose stone or gravel) and that it shall remain as such thereafter.  There is a hardstanding forward of the front of the dwellinghouse already, but this has an unfinished appearance.  Therefore, this condition is still relevant. 

The proposed development would not result in any adverse impact on highway safety. Adequate parking 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, or 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.


