APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00322

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	60 The Green, Poulshot, Devizes, SN10 1RT

	DEVELOPMENT DESCRIPTION:
	Retrospective application for replacement of fence.

	RECOMMENDATION:
	That Planning Permission be REFUSED



PROPOSAL

The proposal seeks retrospective planning permission for the erection of a replacement fence. The proposed fence would span the southern side boundary of the site which fronts onto a pedestrian lane. It consists of pre-assembled close-board fence panels stacked two-high, sitting at approximately 3 metres in height.

Due to the retrospective nature of the application, the case officer has had the opportunity to view the proposed works as built in person.

SITE DESCRIPTION/CONTEXT

The application relates to 60 The Green in Poulshot, Devizes. It is a Grade II listed (List Entry Number: 1243186) building located within the Poulshot Conservation Area. It is as detached 1.5 storey cottage with brick/painted brick exterior walls under a steeply pitched hip-to-gable tiled roof. The cottage is the southern-most property in a row of historic dwellings facing onto The Green, with a public Right of Way (POUL14) running immediately to the south of the site with open fields beyond and open fields lying to the west.

The statutory listing of the property is as follows:

ST 95 NE POULSHOT THE GREEN (west side). 7/190 No 60. GV II. House, C17 timber-framed, extended in painted brick in C19 and in red brick in C20. Bridgwater tile roofs, half-hipped to west. End wall stacks. 1½ storeys. South front is painted brick to left, C20 flat dormer over cambered-head large triple casement. Tile-hanging to first floor right, over timber-frame. Eaves- breaking gabled dormer over ground floor door and casement pair set in C20 stone and tile verandah. Painted brick east end wall with casements. Exposed square framing on rear wall. North-east, C20 extension to north-west. 

Listing NGR: ST9686659683

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

· Grade II listed building List Entry Number: 1243186)
· Located within the Poulshot Conservation Area.
· Public Right of way immediately to the south (POUL11).
· Located outside any defined limits of development.
· Flood Zone 1.

PLANNING HISTORY

K/56977/F - New wing and associated works. Approved with conditions 15th August 2007.

K/56969/LBC - Two storey side extension and alterations to existing building. Approved with conditions 15th August 2007.

K/55587/F - Two storey extension. Refused 16th January 2007.

K/55586/LBC - Two storey extension and other alterations. Refused 16th January 2007.

K/59649/F - New wing and associated works (amendment to K/56977/F). Approved with Conditions 12th December 2008.

K/59650/LBC - New wing and associated works (amendment to K/56969/LBC). Approved with Conditions 12th December 2008.

K/10964 - Garage. Approved with Conditions 24th September 1987.

K/10974/L – Demolition of existing garage. Approved with Conditions 24th September 1987.

K/83/0065 - Two storey extension. Approved with Conditions 6th April 1983.

PL/2025/05916 - TG1 3 Crack Willows - Pollard to 2.5m above ground level. Previously pollarded trees with lapsed pollard cycles. No objection 19th August 2025.

18/03384/TCA - Works to trees on The Green - as specified in accompanying reports. NOOBJECT 4th May 2018.

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· 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 

Poulshot Conservation Area Statement August 2004

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]Poulshot Parish Council: Object.

Conservation: Object.

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 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 fence consists of pre-assembled close-board fence panels stacked two high, sitting at approximately three metres in height. The height of the fence alone raises cause for concern as it results in an overly dominant and visually intrusive form of boundary treatment that is incongruous with the semi‑rural character of the area, but particularly so in the semi-rural location within which the site sits. The quality of the build is also concerning, with the double-stacked pre-constructed timber fence panels appearing as a hap-hazard arrangement which does not represent good design. When viewed at an angle it is apparent that certain fence posts are not standing entirely straight and the fence posts do not reach the full height of the panels. There is also a section of the fence which is cut around a pollarded tree; this is a non-standard design element which further contributes to the confusing appearance of the fence.

Overall, the proposed fence is excessive in height and constructed poorly, whereby it represents an incongruous element which does not represent good design, in a position which is highly visible from the adjacent Public Right of Way (POUL11) 

The proposal  does not represent high-quality design resulting in harm to the character and appearance of the locality. Therefore, it is contrary to Core Policy 57 of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide, and the relevant provisions of the National Planning Policy Framework. The application must therefore be refused on design grounds.

Heritage Impact

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 66 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 Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. 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.

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 host dwelling is Grade II listed (List Entry Number: 1243186) and is located within the Poulshot Conservation Area. The retrospectively proposed works are highly visible from the Public Right of Way (POUL11) which runs immediately to the south of the site.

In addition to the general design harm identified above, the proposal also causes specific harm to the setting and significance of the listed building and conservation area, the proposed works comprise a poorly constructed close-board fence which is excessive in height, standing at 3 metres. Wiltshire Council’s Conservation department has been consulted on the application and have objected to the scheme as the proposed fence is considered excessively tall and has a fortress like suburban appearance on the boundary of the attractive vernacular cottage. 

The applicant has claimed that the fence is a replacement of a previous fence, but the only evidence of this supplied to the council is a photograph of a small section of the boundary showing a remnant area of low-level timber fencing. In any case, there is no planning history permitting any type of close-boarded fence so if there was previously a fence of this type at any height, it would have been built without consent, and no certificate of lawfulness application was submitted while it was supposedly in place. It appears that a significant amount of planting on the boundary has been removed so if there was previously a fence of this type on the boundary, it may have gone unnoticed due to screening on the boundary which is no longer in place. the planting of native hedging in front of the fence has been included in the proposal, but it would take a significant amount of time to fully screen a fence of this height and this would only soften the appearance of the public side of the fence so this would not be considered adequate to offset the harm imposed by the poor design and excessive height of the boundary treatment. Due to the planting only being sited on the southern side of the fence, concerns regarding the impact upon the setting of the listed building from within the site would also not be alleviated by the proposed planting scheme.

As such, the proposed development would result in harm to the setting and significance of a Grade II listed building and would fail to preserve or enhance the character and appearance of the Poulshot Conservation Area. The proposal fails to preserve the special architectural and historic interest of the heritage assets, contrary to the statutory duty under Sections 66(1) and Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990. This harm is considered to be less than substantial; however, in accordance with Sections 66(1) and 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, this harm has been afforded considerable importance and weight in the decision‑making process.

Paragraph 215 of the National Planning Policy Framework outlines that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal. Planning Practice Guidance gives further clarity that public benefits could be anything that delivers economic, social or environmental objectives, in reference to Paragraph 8 of the National Planning Policy Framework. The applicant has cited increased privacy and security for the occupier; however, these are private benefits and do not constitute public benefits for the purposes of paragraph 215 of the NPPF. No public benefits have been identified that would outweigh the identified heritage harm. 

As the harm identified is not outweighed by any public benefits the proposal therefore conflicts with Core Policy 58 of the Wiltshire Core Strategy and the relevant provisions of the National Planning Policy Framework, particularly paragraph 215. The application must therefore be refused on heritage grounds.

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. 

While the proposed works would see the introduction of a notably tall boundary treatment, the boundary is not shared with any neighbouring properties as it fronts onto a pedestrian lane. No unacceptable levels of overshadowing or overbearing impact would be imposed by the proposed development. By virtue of the proposal’s nature as the erection of a fence, there is no risk of any overlooking arising as a result of the proposal.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

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, by reason of the identified harm, is considered to conflict with the aims and objectives of the Wiltshire Core Strategy and the National Planning Policy Framework. The proposal fails to demonstrate compliance with the relevant policies and guidance, and no overriding material considerations have been identified that would justify a departure from the development plan.

Accordingly, the application is recommended for refusal.

RECOMMENDATION:  That Planning Permission be REFUSED.
