APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00937

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Holly Cottage, 21 Stibb Hill, West Lavington, Devizes, SN10 4LQ

	DEVELOPMENT DESCRIPTION:
	Replacement rear extension.  External cladding to elevations.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the demolition of the lean-to roof over the single storey entrance hall and the addition of a first floor over, under a pitched roof.  The pitched roof will extend over the existing two-storey, flat roof over the landing.  This first floor element will form a ‘jetty’ with an overhang, projecting from the southern side elevation over the new main entrance to the house.  The jetty will be supported on a timber column. Part of the eastern, rear wall enclosing the hall, stairwell, with landing above, will be marginally increased in footprint to form a straight rear wall in this location.  Oak cladding is proposed to the walls of the rear extension. 

Further proposed is a single storey open sided, covered porch area, adjacent to the southern side elevation, forming a dog washing facility.  The roof will be supported on timber posts. The chimney on the rear roofslope will be raised to be a minimum of 600mm above the ridge. A new soil vent pipe (SVP) is proposed on the front roofslope.

The application further proposes the demolition of the single storey, brick and tile rear outbuilding. 

Changes to fenestration and doors are proposed. 

SITE DESCRIPTION/CONTEXT

The application site relates to a two-storey dwelling, under pitched, flat and lean-to roofs.  The walls comprise white painted brickwork, with double roman terracotta tiles to the pitched roofs.  The property occupies an elevated position above the road.  There is a detached, double garage with a room above adjacent to the southern side elevation, constructed from red brick, with timber cladding, under a steep, tiled pitched roof.  A tarmac driveway separates the dwelling with the garage.  There are gardens to the front and rear.  The rear garden is enclosed by timber fencing with an agricultural metal gate in the south-eastern corner of the site.  There is a brick and tile outhouse in the rear garden, close the rear elevation of the house.  There is a further area enclosed by brick walling in the south-eastern corner comprising a shed, two gas containers and wood storage area.  There is a second shed outside of this walled area.  

The application site lies outside of the Limits of Development and is therefore in the open countryside.  There is a public right of way (PROW), footpath, WLAV17 located to the north-west of the property. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/79/0170 - Full planning permission Decision - Approved Date: 27/4/1979 – Extension to dwelling

	K/86/0922 - Full planning permission Decision - Approved Date: 14/10/1986 – Extension

	K/20703 - Full planning permission Decision - Approve with Conditions Date: 20/9/1993 – CONVERT STUDIO/STORE INTO GRANNY ANNEXE




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 58: Ensuring the Conservation of the Historic Environment 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management
· Core Policy 67: Drainage

West Lavington Neighbourhood Plan 2017 – 2026

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]West Lavington Parish Council: 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.

The first-floor extension above the hall and landing will be clad in vertical oak rainscreen cladding applied to the first floor walls, with a timber column support for the first floor jetty.  The ground floor walls of the hall will be clad in a wider vertical oak rainscreen cladding.  Both sets of cladding will be untreated and left to silver naturally. There will be a reclaimed brickwork plinth to the hall walls.  The front door will comprise solid oak and sidelight set.  The new roofs will be covered in clay plain tiles.  There will be a small section of new parapet wall and rainwater outlet into the hopper on the roof.  The roof valleys will be faced in GRP or stepped lead discharging east to west and another section discharging east around the existing chimney. 

There will be a patent glazing panel in the eastern roofslope and other changes to fenestration.

The proposed extensions will be of a sympathetic form and scale to the main dwelling, introducing subservient additions, with the ridge of the new pitched roof being slightly below the ridge of the existing two-storey rear section.  It will further not project above the ridge over the section of roof forming the front part of the dwelling.  The proposed cladding will add some articulation to the elevations and the materials pallet proposed will complement those existing.  The proposed parapet wall albeit on the front elevation, will not be unduly prominent, due to its position and low height, in between the two roof valleys, where it is largely hidden to the front, side and rear of the property.

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

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 extensions are contained to the envelope of the built form comprising the dwelling, which sits at a lower ground level than the rear garden.  The site is bounded along its northern side by the access to the terrace of neighbouring properties at 1-4 Ramscliffe and by the 1.5 storey, detached, steeply pitched roof, garage relating to the application property on its southern side.  Therefore, the proposed extensions to the dwellings will have no adverse impact upon the reasonable living conditions of the nearest neighbour at No. 23 Stibb Hill, in terms of causing any overlooking; loss of light; or having an overbearing impact upon their house or private amenity space.  It is noted that no objections from the neighbours or any third party representations have been received. 

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 existing dwelling has five bedrooms, and this will not change as a result of the proposed extensions.  Therefore, the proposals will not cause any harm to highway safety. 

Adequate off‑street parking would remain available within the site, and no intensification of use is proposed.

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.

Impact upon the 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 proposals will be well contained to the application site, which is seen within the built form, therefore it will not cause any encroachment into the open countryside and will not result in any harm to visual amenity in this respect.  The proposed extensions to the dwelling will not be visible from the PROW, which is located approximately 18m to the north-west of the front elevation of the dwelling.

Whilst the application site lies outside the defined Limits of Development, the proposal relates to alterations and extensions to an existing lawful dwelling and would not result in disproportionate enlargement or introduce new residential development into the countryside.

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

Other issues

The assessment doesn’t include the proposed ‘external landscaping’ referred to on the submitted drawings, as it is noted that it states ‘All external landscaping TBD’.  To be Decided.  Any engineering works to the rear garden to add terraces, steps and changes in ground levels will need to be assessed under a separate application showing all the existing and proposed ground level changes, with section drawings, including any existing and proposed elevations.   This will be drawn to the applicants attention by an informative. 

Drainage
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.

A new drainage connection is proposed at the front of the house to accommodate the development, and no increase in surface water run‑off or flood risk is anticipated as a result.

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 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 condition.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

