APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09843

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Little Chilsbury, Eastwell Road, Potterne, Devizes, SN10 5QQ

	DEVELOPMENT DESCRIPTION:
	Extension to existing annexe to provide additional accommodation to allow intergenerational living. Construction of single storey link extension between annexe and main house.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The original proposals sought planning permission for the construction of a first floor extension to the existing annexe to provide additional ancillary living accommodation.  

The revised submission included the construction of a single storey, glazed link extension, connecting the annexe with the main dwellinghouse.  This formed part of a re-consultation process. 

SITE DESCRIPTION/CONTEXT

The application site relates to a two-storey brick built, detached dwelling, under a tiled, pitched roof, with a single storey rear, side and front extension.  There is a detached, single storey brick and tile annexe building, with a lean-to timber store, attached to its northern gable end, to the west of the main dwellinghouse; an oil tank, adjacent to the store; a detached garage in the front, south-eastern corner of the plot; together with three other detached outbuildings comprising a shed, glasshouse and summer house, in the rear garden.  

The property occupies an elevated position on the hillside.  The front and rear gardens are both terraced and slope downwards and upwards, respectively.  There is private, unadopted right of way providing pedestrian access to the field to the east of the house, also within the applicant’s ownership. 

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

· Outside of the development boundary and is therefore in the open countryside. Public Right of Way (PROW), POTT22, recorded as a Footpath, runs from south-west to north-east through the applicant’s field, to the east of the house.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

		K/56651/F – Erection of conservatory and extension to north of main house.  Extension and alterations to detached garage to form annexe – Withdrawn.

	K/84/0392 – House and garage – Approve with conditions - (Land adjoining 2 Wick Terrace, Potterne) K/81/0282 – One dwelling – Approved with conditions – 31.05.1984.

	K/80/0311 – Erection of one dwelling – no decision recorded. 

	K/57045/F – Erection of garden room to south & extension to north of main house.  Extension and alterations to detached garage to form annex and store – Approved with conditions – 04.09.2007.

	K/74/0156 – One dwelling – Refuse – 30.05.1974.

	K/43277 – Single storey rear extension. Two storey front extension – Approved with conditions – 13.06.2002.

	PL/2022/04031 – Construction of garage and hardstanding to front to front of dwelling. Erection of stables in adjacent paddock, with concrete apron – Approved with conditions -16.06.2023. 







RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1 Settlement Strategy
· Core Policy 2 Delivery Strategy
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 51: Landscape 
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

The Potterne Neighbourhood Plan Made January 2017

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]Potterne Parish Council: Approved with Conditions – Not to be occupied at any time other than for purposes ancillary to the residential use of the main dwelling known as Little Chilsbury, Eastwell Road, SN10 5QQ and it shall remain with the same planning unit as the main dwelling. Comment 2: No objection.  Comment 3: Please note that, though we do not object to this latest proposal, we re-iterate the conditions referred in our earlier Comment (WC-26-01-359728).

WC Highways Authority: No objection. 

REPRESENTATIONS

One representation has been received from the occupier of Trees, Blounts Court SN10 5QF. It states:

I have no objection to this providing the following: There are no dimensions shown on the elevation drawings meaning the builder can actually decide what the roof height will be.  As long as that height does not exceed the height of the existing buildings surrounding, that is fine.  I would also hope that the building blends in with the other buildings surrounding it. 


ASSESSMENT

Principle of Development 
Policy Context
When assessing proposals for annexed accommodation, it is essential to determine whether the development genuinely constitutes an annexe or whether it functions as an independent dwelling. An annexe should have a clear physical and/or functional relationship with the main dwelling. This means it must be subordinate in scale and use, and typically reliant on the main house for access, services, or shared facilities.

This means considering:
· Physical relationship – proximity to the main dwelling, whether it is attached or detached, and how it integrates with the existing residential curtilage.
· Functional relationship – whether the annexe is intended for use by family members, whether it shares access, garden space, or utilities, and whether it is dependent on the main house for day-to-day living such as provision of care.

In assessing whether the accommodation is ancillary, consideration should be given to the presence of self-contained facilities such as a separate kitchen, bathroom, and independent access. These features may indicate a level of autonomy inconsistent with ancillary use and could suggest the accommodation functions as a separate dwelling.

Where the proposed accommodation does not demonstrate a clear physical or functional relationship with the host dwelling, it may constitute a new dwelling and therefore not in accordance with the terms of what has been applied for i.e., ancillary accommodation. 

Assessment
In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004, the application has been determined in accordance with the Development Plan unless material considerations indicate otherwise.

The annexe is currently occupied by the parents of the children who live in the main house.

The principle of the outbuilding as an annexe has already been established by permission K/57045/F. The original proposals, which included the construction of a first‑floor extension to the annexe with additional living accommodation, including a second bedroom, materially altered the scale and nature of the building. In visual and functional terms, the outbuilding would no longer have read as ancillary accommodation and would have been capable of operating independently of the host dwelling. When considered cumulatively, the proposal was therefore tantamount to the creation of a new dwelling.

The revised scheme introduces a permanent single‑storey link extension connecting the annexe to the main dwelling, providing internal access via the utility room. This materially alters the physical and functional relationship between the buildings such that the accommodation no longer reasonably operates as a separate planning unit. While the annexe would retain facilities capable of day‑to‑day living, planning judgement requires consideration of the development as a whole. In this case, the permanent physical integration with the host dwelling, shared domestic curtilage, and reliance on a restrictive condition preventing independent occupation weigh decisively against the proposal being regarded as a separate dwelling.

Accordingly, the development is considered to comprise extensions to the host dwelling and ancillary accommodation rather than the creation of an independent residential unit. The continued use of the accommodation will be controlled by condition to ensure it remains ancillary to the main dwelling, which addresses the comments raised by the Parish Council.

Design, 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 existing annexe is a single storey, pitched roof outbuilding and comprises, a living room, bathroom, an open plan kitchen, one bedroom and an integral store, which has no internal access through the annexe.  The proposed first floor pitched roof extension, includes a balcony/terrace; a stairwell; a partially open plan, living and kitchen area; and a second bedroom, lit with a box dormer, with an ensuite.  The proposals further include changes to fenestration and doors and the construction a catslide roof on the eastern side elevation to form a canopy over the main entrance, with a low level wall/bench with timber vertical slats to provide privacy. 

The revised proposals included the removal of the catslide roof canopy over the existing front door with the construction of a single storey glazed link extension, connecting the house with the existing annexe.  Access to the annexe is both internally via the utility room in the main house, via the link extension and it also has external access to the front and rear gardens in the side elevations of this extension.

The extensions will be built from matching external materials to the main dwellinghouse and the existing annexe.  The existing slate roof tiles will be re-used for the roof over the first floor extension.  The dormer cheeks will be faced in slate tile hanging, to match the existing roofs.  The glazing sections on the annexe will be framed in aluminium.  The rooflights over the kitchen/dining/living will be built from leadwork flashing.  There will be vertical timber louvres over the apex glazing on the front elevation of annexe at first floor to provide solar shading, together with the overhanging roof.  The terrace/balcony will be enclosed with a frameless glass balustrade.  The rainwater goods will be PPC aluminium, over exposed timber rafters.  Vertical stretcher bond brickwork is proposed to the walls of the first floor extension.  The external double doors to the store will comprise vertical timber cladding to match the existing.  A matching materials condition will be put on the decision notice for the walls and roofs, but the detailing of the extensions and materials are annotated on the submitted plans. 

The extensions to the outbuilding and glazed link will be still subordinate in height in relation to them being sited below that of the main ridge line over the main dwellinghouse.  The scale, massing and design of the extensions are considered to be sympathetic to the existing dwelling, and the materials are of good quality. The detailing will present a contemporary design which does not appear out of character with the diverse character of the properties within the row of dwellings, which the application site forms part of.  The above will mitigate against the concerns raised by the local resident. 

Due to the position and height of the proposed extensions on the western side of the main dwellinghouse, they will not be visible from the PROW, running through the applicant’s field to the east of the house. 

The development is therefore considered to comply with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide, as well as the relevant provisions of the NPPF. 

Regarding the third party comment, the elevation drawings are to a recognised scale, rather than dimensions being annotated on the submitted plans. 

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 terrace/balcony on the southern gable end will be recessed on both sides, under the roof overhang.  Due to the detached position of the neighbouring property at 2 Wick Terrace, with the annexe and the recessed design of it, the outlook from the terrace will function similar to a first floor window, in that the users look directly over the driveway and front garden of the application property, with only oblique views of the only neighbour’s front driveway, with double garage, nearest to the shared boundary with Little Chilsbury and garden.  A separation distance of approximately 13m will separate the side windows in the eastern, side elevation of No. 2 with the western side elevation of the annexe, therefore exceeding the recommended distance of 10.5m of properties sited side to side.  It is noted that no objections have been received from the neighbour referred to above. 

There will be no windows or rooflights above ground floor ceiling level in the western side elevation with the rear garden of No. 2 Wick Terrace next door.  An informative will draw the applicant’s attention to the fact that any upper-floor window located in a wall or roof slope forming a side elevation of the dwellinghouse (including the annexe) must be obscure glazed, and non-opening, unless parts of the window which can be opened are more than 1.7 metres above the floor of the room in which the window is installed in. 

the insertion of windows above ground floor ceiling level (including in the roofslope) are  secure this, to prevent any overlooking of this neighbour’s private amenity space in the future.  

Therefore, the proposals will not result on any adverse impact upon neighbour amenity in terms of, overlooking; loss of light; overshadowing; or causing an overbearing impact. 

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.

There is a gravel hardstanding in front of the annexe and in between the annexe and main dwelling, which merges into a long winding, tarmac driveway, with a gated access onto a shared driveway, leading onto the A360, to the south of the house.

The property has 4+ bedrooms, which under The Wiltshire Local Transport Plan 2011-2026 Car Parking Strategy requires a minimum of three parking spaces and at least one parking space for the two-bedroom annexe proposed.  The site occupies a large domestic curtilage where the existing parking arrangement far exceeds the minimum parking requirements for both the house and annexe. 

The WC Highways Authority concurs with the above and states that the site is able to accommodate adequate off-street parking, and the existing vehicle access is not proposed to be altered.   I raise no highway objection. 

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.

Ecology Impact 
Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The site is located in the Salisbury Plain SPA. Consultation with Natural England would not be required for an application of this type within this zone.  

Salisbury Plain SPA:
The proposal has been screened under the Conservation of Habitats and Species Regulations 2017. As the development does not result in a net increase in dwellings or overnight accommodation and remains ancillary to the host dwelling, it is not likely to have a significant effect on the Salisbury Plain SPA, either alone or in combination. Accordingly, no Appropriate Assessment is required.

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 northern, rear boundary of the application site forms the Development Boundary for Potterne. The site lies outside of this and is therefore in the open countryside.  The proposals are well contained to the application site, which occupies a substantial domestic curtilage, and are seen within a cluster of dwellings part of the built form.

The proposal, by virtue of its scale, siting, and design, would not cause any encroachment into the open countryside or cause and harm to visual amenity in this respect.  

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

[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 determining issue in this case is whether the proposal would constitute a new dwelling in the open countryside. For the reasons set out above, officers conclude that it would not and that the proposal does not therefore conflict with countryside restraint policies.

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.


