APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01042

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	19 Nursteed Park, Devizes, SN10 3AN

	DEVELOPMENT DESCRIPTION:
	Removal of rear conservatory and construction of single storey extension with internal alterations.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the removal of an existing conservatory and the erection of a single-storey rear extension with a shallow mono-pitched roof and a gable-ended element to the west elevation. The extension would include three rooflights and bifold doors to the rear elevation, along with two windows at the west elevation. The development also includes internal alterations.

SITE DESCRIPTION/CONTEXT

The application relates to 19 Nursteed Park, in Devizes. The site comprises a two-storey semi-detached house, constructed in mixed‑colour facing brickwork. The property benefits from off-street parking, provided by a front driveway and garage, and a modest garden that wraps around the rear and western elevations. The dwelling is located within a cul‑de‑sac characterised by similar suburban housing typical of mid‑20th‑century development.

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

· Located within the limits for Development of Devizes. 
· Located within the Salisbury Plain SPA - 6400m Buffer.
· SFRA risk of flooding from surface water. 
· Flood Zone 1.

PLANNING HISTORY

No relevant planning history. 

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 41: Sustainable Construction and Low Carbon Energy
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management
· Core Policy 67: Flood Risk 

Devizes Made Neighbourhood Plan 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

Devizes Town Council: No objection 

Drainage: No objection.

REPRESENTATIONS

No comments were received at the time of writing.  

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 proposed development would include rendered external walls, a tiled roof, and uPVC windows and doors with either timber or powder‑coated aluminium frames. The extension would be single‑storey, projecting approximately 3.2m from the rear building line and extending around 2.3m beyond the western elevation. This results in a wrap‑around form which, when viewed from the rear, appears somewhat awkward, with the extension exceeding the width of the original dwelling.

To accommodate this layout, the proposal incorporates a shallow lean‑to roof at the rear and a gable‑ended roof on the western elevation. While certain elements of the design appear unconventional, particularly in terms of the non-matching materials, the form of the extension and its roof, and the positioning of windows and doors when considered alongside the existing dwelling. The extension is nonetheless modest in scale and single-storey.

Furthermore, it would be set well back from the front elevation and largely screened from public view by existing boundary treatments. On balance, it is therefore considered that the proposal would not result in significant harm to the character and context of the local area.

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 proposed openings above ground level include three rooflights. However, these exceed the 1.8m threshold, with no possible outlook from these openings. All other proposed openings are at ground floor level, with views to the outdoor amenity space of the property. As such, the proposal does not give rise to any concerns regarding overlooking. 

The proposal is single‑storey and modest in scale. It is separated from neighbouring properties by existing boundary treatments and would be largely screened. As such, the development would not give rise to any overbearing, or overshadowing impacts on neighbouring 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.

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.

No alterations are proposed to the access, parking arrangements, or number of bedrooms on site. There are therefore no concerns regarding highways impacts. 

The proposed development would not result in any adverse impact on highway safety. Adequate parking and turning provision is 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.

Drainage and Flood Risk 

Core Policy 67 of the Wiltshire Core Strategy and paragraph 181 of the NPPF requires that all new development avoids increasing flood risk on-site or elsewhere and, where appropriate, incorporates sustainable drainage measures. Development must also comply with national policy on flood risk management and drainage design. Paragraph 176 (via footnote 62) of the NPPF states that householder development should not be subject to the sequential test, nor the exception test.

The proposed development site is identified by the SFRA as being at risk of groundwater flooding, affecting both surface and subsurface assets, with groundwater levels ranging from 0.025 to 0.5 meters below the ground surface. However, there are no concerns from the drainage consultee regarding the application and its potential impacts on surrounding developments or existing watercourses. As such, it is required that the development adheres to Building Regulations Part H.

The proposal therefore complies with Core Policy 67 of the Wiltshire Core Strategy and the policy in the NPPF, ensuring that flood risk is not increased and that surface water drainage is appropriately managed.

[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 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, heritage, 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.
