APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01396

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Rosebank House, London Road, Devizes, SN10 2DS

	DEVELOPMENT DESCRIPTION:
	Oak framed porch enclosure to front door, single storey oak framed kitchen extension to rear, single storey boot room extension to rear, various window and door alterations.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the construction of a two-storey, flat roof glazed porch on the principal elevation and two single storey, rear extensions.  Further proposed is changes to fenestration and doors. 


SITE DESCRIPTION/CONTEXT

The site relates to a detached, L-shaped, two-storey and single storey, red brick, built dwelling, under concrete, interlocking, tiled roofs.  

There is a detached 3 bay garage to the south-eastern side of the property, and a large block paved driveway forward of the front elevation.  The rear garden is enclosed with hedgerows, banks, trees and timber fencing. 

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

· There is a blanket Tree Preservation Order (TPO) covering the site; it’s in the setting of a non-designated heritage asset; and within the Hampshire River Avon Catchment. 

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/57423/F - Full planning permission Decision - Approve with Conditions Date: 13/11/2007 – Proposed detached dwelling in grounds of Rosebank House

	K/31422 - Full planning permission Decision - Approve with Conditions Date: 6/7/1995 – The erection of a new detached house and garage with associated site works

	K/36576 - Full planning permission Decision - Approve with Conditions Date: 22/12/1998 – To extend swimming pool accommodation by 3000 mm.

	PL/2023/04954 - Dead Die and Dangerous Decision - No Objection Date: 20/6/2023 – Monterey Cypress tree - fell

	K/42636 – The erection of a detached dwelling – Refused – 28.02.2002.

	PL/2024/08944 - Householder planning permission Decision - Withdrawn by Applicant Date: 28/11/2024 – Oak framed porch enclosure to front door, single storey oak framed kitchen extension to rear, single storey boot room extension to rear, various window and door alterations.




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 50: Biodiversity and Geodiversity 


Devizes Area Neighbourhood Plan July 2015 Referendum Version 

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

Devizes Town Council: No objection 

Arboricultural Officer:  No objections, subject to a condition. 


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 and heritage impacts
Core Policy 57 of the Wiltshire Core Strategy seeks to ensure that new development is of high design quality, responding positively to local context, character and distinctiveness.

In design terms, the proposed porch and rear extensions are modest in scale relative to the host dwelling and are clearly subordinate to it. Their siting within a large domestic curtilage, together with existing boundary treatments, means they would not be visually prominent in wider public views. Although flat roof forms are generally less characteristic, in this context they would be largely concealed and would not detract from the character or appearance of the dwelling or the surrounding area.

The site lies within the setting of the Kennet and Avon Canal, a non‑designated heritage asset. Having regard to the limited scale and domestic nature of the development, and the absence of visibility from the canal corridor, the proposal would preserve the setting of the heritage asset and would not result in any harm to its significance.

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.


Impact upon trees:
The site is covered by a blanket Tree Preservation Order (TPO) reference 209.

The Council’s Arboriculturist has reviewed the proposal and raises no objection, subject to appropriate safeguards during construction. In particular, advice has been provided in relation to the protection of retained trees, including restrictions on the lighting of fires, storage and mixing of materials, and the siting of machinery and construction compounds within defined buffer distances.

A condition is recommended to secure these tree protection measures during the construction phase. Subject to this condition, the development is not considered to result in harm to the health or long‑term retention of trees on or adjacent to the site.

The proposal is therefore acceptable in arboricultural terms and consistent with Core Policy 50 of the Wiltshire Core Strategy.


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. 

Having regard to the separation distances to neighbouring dwellings, the single‑storey form of the rear extensions, and their siting well away from shared boundaries, the proposal would not result in unacceptable overlooking, loss of light, overshadowing or overbearing impact. The position of the porch on the front elevation would also not give rise to any harm to neighbouring residential amenity. The proposal therefore accords with Core Policy 57 in respect of safeguarding amenity.

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

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) requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

The proposal comprises minor extensions and alterations to an existing dwelling. It would not result in the creation of additional residential units, increased occupancy or increased wastewater discharge, nor would it involve works likely to affect habitats or protected species. As such, no ecological impacts arise, and no further assessment is required.

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.


[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 acceptable in terms of its design, scale and siting, and would not result in any material harm to the character of the area, the setting of heritage assets, residential amenity, trees or ecological interests.

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.

 
