APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01483

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	13 Eastleigh Close, Devizes, SN10 3EF

	DEVELOPMENT DESCRIPTION:
	Proposed new single storey side and rear extension with garage demolition and new home office.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the demolition of the existing rear extension and the construction of a single storey, rear, flat roof extension.  It further proposes to build a detached, single storey, pent roof outbuilding to provide a home office and WC, adjacent to the rear boundary of the property. 


SITE DESCRIPTION/CONTEXT

The application site relates to a semi-detached, two-storey dwelling, built of brick and pebble dash render to the walls, under a tiled, hipped roof.  There is a single storey flat roof rear extension. 

There is a detached, single pitched roof garage adjacent to the north-western, rear corner of the dwellinghouse, with a driveway in front, with an open plan garden adjacent and an enclosed rear garden with timber fencing and vegetation. 

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

· The site lies outside of any formal planning designation. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	None.




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 61: Transport and New Development
· Core Policy 64: Demand Management

Devizes Area Neighbourhood Plan Referendum Version July 2015

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 objection.


REPRESENTATIONS

One third party representation has been received from the occupier of 4 Cromwell Road, Devizes.  They have raised the following:

Please note that the rear of the shed at 4 Cromwell road is 1 metre from the property boundary and the hedge at the rear of 4 Cromwell road belongs to 4 Cromwell road. The applicant is welcome to remove it to facilitate building works but the boundary should be maintained.


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 rear extension will have two rooflights and bi-fold doors.  It will accommodate a kitchen/dining room, a bathroom and a further room with a door to the garden.  The walls will be faced in red brick to match the main dwellinghouse and both the rear extension and home office will have a single ply membrane roof.   The home office will be clad in timber. 

The proposed rear extension and home office are considered to be modest additions, of an appropriate and sympathetic design to the host dwelling.  The materials to the rear extension, will match the brickwork on the main dwellinghouse and the timber cladding will be commensurate with a garden building.  The use of single ply membrane to the roofs is typical for this type of development.  The windows on both buildings will have matching upvc to the house.  In view of the above, the proposals are considered to be acceptable. 

The proposed detached office building is modest in scale and is sited within the rear garden in close functional and visual relationship with the main dwelling. Having regard to its limited floorspace, single‑storey form, garden location and lack of facilities associated with independent residential occupation, it is clearly incidental to the enjoyment of the dwellinghouse. On this basis, its use as a self‑contained or independent unit would be unrealistic and would not arise without further development requiring planning permission.

The comments from local residents are noted. Planning permission relates solely to the acceptability of development on land within the applicant’s control. Matters relating to land ownership, boundary treatment, or the removal or retention of hedgerows and fencing are civil matters and fall outside the scope of the planning system. An informative will be added to draw this to the applicant’s attention.

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 rear extension to the house will replace an existing rear extension over a slightly larger footprint but will still be sufficiently set in from both of the shared boundaries with neighbouring dwellings.  The home office will also be set in from the rear boundary by approximately 200mm.  Due to the single storey, flat and pent roof design of these additions, they are not considered to cause any adverse impacts to the amenity of the neighbouring properties in terms of loss of light; overshadowing; or having an overbearing impact.  It is noted that there is a large outbuilding adjacent to the rear boundary of the site on the neighbour’s side, which will hide the proposed home office from view.  No objections have been received from the occupiers of Nos. 11 and 15 Eastleigh Road.

The siting of the home office close to the rear boundary, in itself, does not give rise to planning harm, particularly given its single‑storey form, modest height and the presence of existing boundary treatment and structures which limit visual 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

The demolition of the existing garage would not result in any adverse highways or parking impacts, given the availability of on‑plot parking and the scale of the proposal.

[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

In the absence of identified material harm, and having regard to the scale and domestic nature of the proposal, the development is considered acceptable in planning terms and is supported by the Development Plan taken as a whole.

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 and the amenities of neighbouring occupiers. 

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Devizes Area Neighbourhood 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.



