APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00587

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	4 Lodge Cottages, Poulshot Road, Poulshot, Devizes, SN10 1RQ

	DEVELOPMENT DESCRIPTION:
	Construction of two-storey side extension with dormers and single storey rear extensions.  

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

The proposal seeks planning permission for the construction of a two-storey side extension with 1no. dormer in the front and rear roofslopes.  It further proposes the demolition of the existing single storey, lean-to rear extension and its replacement with a new lean-to rear extension and a small gable roof porch.  Further proposed is the insertion of rooflights and a flue. 

The application has been the subject of revisions including a reduction in size of the two-storey side extension, lowering the ridge below the existing dwelling and setting back the front building line from the existing.  Formation of a formal hardstanding, to facilitate two car parking spaces and the installation of a storm and foul water drainage runs. 

A second revised Location Plan and Existing and Proposed Block Plans drawing has been received showing the existing access in the correct location, adjacent to the south-western, side boundary.  Further proposed on this plan is the installation of an oil tank, on a concrete slab.  

The oil tank and flue are not integral to the assessment of this application, as their installation falls to be considered under the General Permitted Development Order. The planning merits of the proposed extensions have therefore been assessed independently of those elements.

SITE DESCRIPTION/CONTEXT

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

· In the open countryside

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/74/0450 – Garage and access – Approved with conditions – 18.07.1974.



RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· 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
· Core Policy 67: Flood Risk 


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 objections.

Highways Authority: No objections.


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.

In line with basic design principles, in relation to extending semi-detached properties, these are seen as a whole building in the street scene.  The design of the proposed side extension was amended to mirror the two-storey side extension on the adjoining dwelling, approved under Permission K/39248.  
The ridgeline line has been set down below the existing and the front elevation of the two-storey side extension, has been set back from the original front building line by 150mm.  The steps to roof and walls are more clearly seen on the gable elevation and match the adjoining neighbour’s property.  The side extension will present a more balanced and symmetrical appearance to the pair of semi-detached properties in the streetscene.  Therefore, the revised side extension is sufficiently subordinate to the main dwelling. 
In terms of external materials, the roofs over the extensions shall be covered in natural slate. The front elevation will be rendered and finished in grey to match the original dwelling. The detailing to the property will include reconstituted stone quoins, cills and lintels.  The walls of the side (gable end) and rear elevations of the extensions will be constructed from a red multi clay brickwork.  Cedar cladding is proposed to the walls of the rear porch and to the south-western, side elevation of the single storey rear extension above eaves level. 

It is not considered necessary to condition the external materials as they are annotated on the submitted drawings.  

As such, the proposed extensions will be of a sympathetic and appropriate design to the host dwelling and will use good quality materials and detailing.  The contrasting materials will provide some articulation in the elevations. 

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 application property adjoins the neighbouring dwelling at No. 3.  The proposed side extensions due to their siting on the opposite side of the dwelling to this neighbour will therefore not have any adverse impact upon their reasonable living conditions.  

The existing, pitched roof rear extension which straddles the boundary between Nos. 3 and 4 will remain and the new, rear, lean-to extension will be built adjacent its south-western side, therefore providing some separation distance to the neighbouring boundary.  Additionally, due to the siting and single storey height of these extensions, they are not considered to cause any harm to the occupiers of the adjoining property, in terms of causing any overshadowing; loss of light; or having an overbearing impact.  The south-western side boundary adjoins the open countryside; therefore, there are no residential properties for the proposals to affect. 

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 commented:

“The proposal will not increase the number of bedrooms in the dwelling which will remain as three.  The existing vehicle access and parking arrangements are to remain”. 

“It is proposed to discharge the storm water into the ditch, the applicant may require land drainage consent, should the development change the amount of water flowing to the ditch.  I raise no highway objections”.

The new hardstanding forming the driveway will be surfaced in gravel, allowing permeability.  A condition will ensure that the first 1m of the access measured from the edge of the carriageway has been consolidated and surfaced (not in loose stone or gravel) to prevent gravel discharging onto the highway.

It is noted that the revised Location and Block plan now shows the installation of a storm and foul water drainage runs. 

The proposed development would not result in any adverse impact on highway safety. Adequate parking and turning provision are 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.


Given the modest scale of the extensions and their containment within the established domestic curtilage, the proposal would not result in material harm to the character of the surrounding countryside. The development therefore accords with Core Policy 51 of the Wiltshire Core Strategy and relevant national policy relating to landscape character.

Drainage and Flood Risk 
Core Policy 67 of the Wiltshire Core Strategy and paragraph 181 of the NPPF requires that all new development avoids increasing flood risk on-site or elsewhere and, where appropriate, incorporates sustainable drainage measures. Development must also comply with national policy on flood risk management and drainage design. Paragraph 176 (via footnote 62) of the NPPF states that householder development should not be subject to the sequential test, nor the exception test.

The revised drawings detail that the existing foul water drains discharge to the existing septic tank located on the opposite side of Devizes Road to the main dwelling.  The storm water will discharge into an existing ditch via headwall.   The surface water run off is referred to in the highways section of this report. 

The proposal therefore complies with Core Policy 67 of the Wiltshire Core Strategy and the policy in the NPPF, ensuring that flood risk is not increased and that surface water drainage is appropriately managed.

[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 considered to comply with the relevant policies of the Wiltshire Core Strategy and the National Planning Policy Framework. No material considerations have been identified which would indicate that permission should be withheld.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

