APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00209

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	10 Sarum Drive, Devizes, SN10 5AS

	DEVELOPMENT DESCRIPTION:
	Convert existing garage and construct a modest timber-framed extension to the rear, in order to create a small-scale, private home salon for hair and nail business.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to 10 Sarum Drive, Devizes.  It is a detached chalet style bungalow, with a detached single, flat roof garage, forming part of a double garage block shared with the neighbour, to the south-west side of the property.  There are gardens to the front and rear.  The front garden is open plan with concrete driveway in front of the garage, and the rear garden is enclosed with larch fencing and an approximately 1m high chain link fence along the shared boundary with the neighbour. 

The application site lies outside any formal planning designations. 


PROPOSAL

The application proposes the construction of a single storey, flat roof, timber framed, extension to the rear of the existing garage and the conversion of the garage to form a private home salon to be used as a hair and nail business. 

The application has been subject to revisions which included the submission of a parking plan and a more comprehensive supporting statement setting out how the proposed use would operate.  These formed part of a re-consultation exercise. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	None.





RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 1 Settlement Strategy;
· Core Policy 2 Delivery Strategy;
· Core Policy 12: Devizes Spatial Strategy:Devizes Community Area
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 61 Transport & Development; 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk

Draft Wiltshire Local Plan Policies 

· Policy 1: Settlement Strategy
· Policy 2: Delivery Strategy

The examination of the emerging Wiltshire Local Plan has been paused and the weight to be afforded to any part of the emerging plan can be no more than very limited.  A decision on how to proceed will be made by the Council in May 2026.

Neighbourhood Plan:

Devizes Area Neighbourhood Plan Referendum Version July 2015

Supplementary Planning Documents and other Guidance: 
· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· Wiltshire Council’s Waste Core Strategy, adopted July 2009 
· Wiltshire Council’s Waste Storage and Collection: Guidance for Developers Supplementary Planning Document, January 2017

ISSUES 

The main issues that need to be addressed in this case include:

· Principle of development
· Design and impact upon the character and appearance of the area
· Neighbour amenity impacts
· Highway impacts
· Biodiversity Net Gain (BNG)


CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways:  Holding objection, to acquire clearer and additional information to demonstrate an adequate level of parking for the number of bedrooms at the property and the number of clients and staff for the business use, all shown within the site boundaries. 

Highways, revised comments: No objections, subject to conditions and informatives. 

Devizes Town Council: Objects, due to lack of available parking. 


REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;

These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.
Seven neighbour representations have been received, comprising six letters of support and one objection from the following addresses: 11 Drakes Avenue; 45 Fruitfields; 13 Eastleigh Close, Nos. 1, 5 and 12 Redhorn Gardens; 36 Parkfields, Devizes.  The letters of support welcome the proposal as an opportunity to support a local resident and small business owner. Residents refer to long‑standing familiarity with the estate and consider the use appropriate during daytime working hours. It is noted that on‑street parking and lay‑bys along Sarum Drive are generally available during the day, and that the property benefits from a double driveway and private access, which is considered to limit any impact on neighbouring residents. Supporters also note that operating hours would largely overlap with normal working hours and would not result in harm to residential amenity. General support is expressed for encouraging local businesses within the town.
The sole objection raises concern in relation to existing parking pressures on the Sarum Estate, noting that another business is already operated from the property and that additional vehicles associated with the proposal could exacerbate parking issues.


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 Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the National Planning Policy Framework (NPPF) as a material consideration in the assessment.

Principle of Development
Core Policy 1: Settlement Strategy of the WCS establishes a hierarchy of settlements to guide where development should be focused. The policy prioritises growth in Market Towns supporting local services and employment suitable for sustainable development.  The Devizes Area Neighbourhood Plan states under paragraph 3.4 “there is an imbalance between population and employment opportunity, therefore, “the creation of employment opportunities is a priority because of the significant net out commuting from the Devizes Area.  

Core Policy 2: Delivery Strategy of the WCS sets out how development will be distributed and delivered across Wiltshire. The policy emphasises sustainable patterns of growth, reducing the need to travel and supporting local services.

Together, CP1 and CP2 ensure that new development is strategically located, sustainable, and supports the character and function of Wiltshire’s communities.

In view of the above policy position, and the location of the development within the Limits of Development, the principle of development is supported, subject to site specific considerations chiefly pertaining to amenity and highways impacts. 

The proposed use is small‑scale in nature and would operate from an existing domestic outbuilding within the curtilage of the dwelling. Having regard to the limited floorspace involved, the restricted hours of operation and the controls proposed over staff and client numbers, the use would remain compatible with the primary residential use of the site and would not result in a material change to the character or function of the dwelling as a private residence.

Design and Impact on the Character and Appearance of the Area
Core Policy 57 of the WCS requires high-quality design that enhances local character; responds to the natural, historic, and built environment, retains important features (e.g., trees, hedges, supports sustainable construction and compatibility with surrounding uses and creates safe, legible, and accessible spaces.

Section 12 of the NPPF emphasises design that is visually attractive, functionally effective, and contributes to the quality of the built environment.

The Wiltshire Design Guide encourages sensitivity to local character, materials, and architectural styles and supports modern living standards while maintaining aesthetic and functional quality.

The proposed extension will elongate the footprint of the existing garage in the same single storey flat roof design, built from walls constructed from timber/MDF with a cladding finish, under a timber rafters constructed roof, covered in felt.  It will facilitate a modest addition with changes to doors and fenestration on the existing building and on the extension comprising white upvc windows and a white glazed upvc door.  The existing main garage door will be retained.  The garage with extension will comprise a number of partition walls to break up the space, including the installation of a WC.  These changes are considered to result in a sympathetic and modest extension, with an appropriate design, commensurate with the scale and nature of the proposed use.  

The small-scale nature of the proposed change of use of the garage building from C3 (residential) to Class E (Commercial, Business and Service) will continue to retain the appearance of the detached dwelling and will not alter the prevailing residential character.   The proposed use as a hair and nail salon is not considered to have a significant impact on the local character and appearance of the area and is therefore considered to be acceptable. 

Amenity
Core Policy 57 (Point vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents.

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

These policies guide the assessment of amenity impacts, which will be considered in detail under the below headings.

The revised statement states:

“The salon will consist of two hair stations and one nail station.  I provide both hair and nail services, while my colleague provides hair services only.  Hair appointments particularly colour treatments, generally require longer appointment durations which limits the number of clients attending the property throughout the day”.  By consequence, “…daily client numbers can vary but at most there will be in the region of 5-8 overall”. 

It is proposed that the hair and nail business will operate during working hours Tuesday to Fridays, 9am to 5pm.  This is relatively modest, avoiding evening and weekends, which remove a significant amount of neighbour disturbance issues associated with such a use, particularly as most occupiers of dwellings in the estate will be out at work during these hours.  Additionally, the row of properties which the application site forms part of, are detached dwellings, with reasonable sized plots and spacing between them.  Furthermore, the supporting statement on the application form states that “the salon will be appropriately insulated to reduce sound transmission, to ensure that noise levels will remain consistent with normal domestic activity”. Therefore, the noise from hairdryers and the comings and goings of clients and staff is likely to be reduced. 

While no formal acoustic assessment has been submitted, the limited scale of the use, restricted operating hours, capped client numbers and the domestic context of the building are such that any noise generated would be comparable to normal residential activity. When considered alongside the proposed conditions controlling intensity and hours of use, the proposal is not considered likely to result in material harm to residential amenity.

Given the residential nature of the neighbourhood and estate design, the proposed hours and days of operation will be conditioned to Tuesday to Friday, 9am to 5pm and at no time on weekends or public and bank holidays. 

The staff and client numbers will be restricted by condition to ensure that no more than two staff and 2 clients are on site at any one time, with a maximum of 8 clients throughout the working day in line with the working pattern and times set out in the condition above.  

These restrictions are considered necessary and reasonable to ensure that the scale of the use remains compatible with its residential surroundings and to prevent a level of activity that could otherwise result in noise or disturbance to neighbouring properties. The conditions are precise, enforceable and proportionate to the scale of development proposed.

It is noted that one of the third party representations states that a business is already operating from the property, however, there is no planning history that supports this.  Therefore, this business could be unauthorised, but the Council do not have any information in relation to this to pursue this further.  


Highways Impacts and Parking 
The proposed salon will be operated by the applicant and one other colleague.  This additional member of staff operates on a part time basis, typically 2-3 days weekly.  Therefore, the salon will not operate at full capacity throughout the entire working week. 

The Council’s highways officer in the first comments noted that there will be two members of staff and up to two clients at any one time.  Therefore, four off street parking spaces are required for the proposed salon in addition to the parking provision required for the dwelling, relative to the number of bedrooms in the dwelling.

The revised supporting statement noted that the existing dwellinghouse has 3 bedrooms.  One vehicle typically remains at the property most of the time.  A further car parking plan shows that the lawn area forward of the principal elevation of the dwelling will be replaced with a gravel hardstanding.  This area will provide 3 parking spaces, together with 2 additional ones on the existing driveway, which facilitates parking in a tandem arrangement.

The Council’s Highways Officer has made the following comments following the submission of further details and a parking plan:

“I refer to the additional information and parking plan for the above application.  Five parking spaces are required for the development, 2 for the 3-bed dwelling, one of which can be utilised by the applicant while they are working in the proposed salon, one for the additional employee in the salon and 2 for clients. Five spaces are shown on the parking plan which is adequate.  The existing dropped kerb will require extending across the front of the dwelling for the additional 3 parking spaces. I will attach an informative for this”.  

No highway objections are raised subject to conditions securing a visibility splay above 600mm above the nearside carriageway level; the first 5m of the access has been consolidated and surfaced (not loose stone or gravel); works have been implemented to avoid surface water from entering the highway; that the access remain ungated; and that the access and parking shall be completed prior to implementation. 

The prior appointment system controlling the number of clients on site at any one time (maximum two), the part time working pattern of the additional staff member will ensure that there is no queueing of vehicles at the property and that a sufficient number of parking spaces are available at all times at the property, therefore the proposed development will not exacerbate on-street parking.  In view of the above, the revised proposals are considered to overcome the objections raised by the Town Council and the local resident that objected to the proposals in relation to the exacerbation of on street parking.  The Town Council did not provide further comments on the re-consultation. 

In addition to the highways consultee advice, it is also the case officer’s judgement that the proposed appointment‑only operation, together with conditions limiting staff and client numbers, provides sufficient certainty that vehicle movements would be spread throughout the day and would not result in queuing, obstruction or a material increase in on‑street parking demand within the surrounding residential estate.

As such the proposed change of use is not considered to have any significant adverse impact upon neighbouring amenity in terms of noise nuisance from the business, the number of comings and goings both on foot and manoeuvring of vehicles.  

The small-scale timber/MDF extension to the garage, due to its relatively modest, single storey, flat roof design and it position behind the existing garage, built within the boundaries of the property is unlikely to cause any overbearing impact, loss of light or overshadowing to the occupiers of the neighbouring property.   The site backs onto amenity space, with footway and the road serving additional dwellings to the rear of site.  

Ecology and Biodiversity

The development comprises the change of use of existing built form together with a small extension. It falls within the statutory exemptions to mandatory Biodiversity Net Gain requirements under Schedule 7A of the Town and Country Planning Act 1990, as it affects less than 25 square metres of habitat and no priority habitat. Mandatory Biodiversity Net Gain is therefore not applicable in this case.
Planning Balance

The proposal would deliver modest economic benefits through the support of a small local business and limited employment, while making efficient use of an existing domestic outbuilding with only a modest physical extension. Potential impacts relating to residential amenity and highway safety have been carefully considered and are assessed as limited in scale, with appropriate conditions available to ensure effective control. When assessed against the Development Plan as a whole and material considerations, the identified benefits are considered to outweigh the limited and controllable harms.

Conclusions

For the reasons set out above, and having undertaken the required planning balance, the proposal is considered to accord with the Development Plan when read as a whole.

The development is a type offered specific support within the development plan for the area.  There are no onsite specific issues that require resolution and subject to the appropriate conditions securing the amenity of adjoining residential properties and highway safety, it is recommended that planning permission be granted. 


RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions 

