APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01789

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Drews Pond House, Drews Pond Lane, Devizes, SN10 5JZ

	DEVELOPMENT DESCRIPTION:
	Proposed garage, carport, entrance canopy and balcony.  

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the demolition of the existing single garage and its replacement with a single storey, three bay carport; and the construction of a single storey extension along the front and side elevations of the main dwellinghouse, which includes a recessed balcony on the front elevation.  

The application originally proposed engineering operations to re-site the driveway, including the construction of new retaining walls and steps. The application has been amended to omit these engineering operations and as such they do not form part of the proposals assessed below.

SITE DESCRIPTION/CONTEXT

The site is a detached dwelling, 2.5 storey dwelling, built of render and brick, under red-brown tiled roofs.  There is a single garage which is perpendicular, attached to the front elevation of the dwelling, with a parapet wall.  

The property occupies a site which extends to approximately 2.23 acres.  The access to the site is gated and the tarmac driveway continues up a steep incline to a flat hardstanding which is enclosed by a greensand escarpment, rising steeply to the north-east and east of the dwelling.  There are substantial gardens to the rear, which include a lake.

The site lies on the southern fringe of Devizes and is accessed via public right of way, DEVI17, recorded as a footpath.  

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

· The site is in the open countryside; and is affected by surface water flooding.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2023/02533 - Prior approval Part 1 Class A.1(ea): Larger home extension Decision - Prior Approval Not Required Date: 3/5/2023 – The single-storey extension would be added to the rear, (south-west) side of the existing dwelling.  It would be an extension to the ground floor kitchen and living room spaces. Prior Approval Not Required – 03/05/2023.

	PL/2023/07594 - Householder planning permission Decision - Approve with Conditions Date: 31/10/2023 – Proposed garden walls and patio/terrace and steps

	PL/2024/01041 - Lawful development: Proposed use Decision - Approve Date: 14/2/2024 – Replace existing 1m fence with a 2m fence

	PL/2024/02385 - Lawful development: Existing use Decision - Approve Date: 14/6/2024 – Certificate of Lawfulness for enlargement and improvements to track

	PL/2026/01574 - Lawful development: Proposed use – The proposal consists of incidental outbuildings for the enjoyment of the dwellinghouse  The proposal is for the outbuildings to be sited rear of the principal elevation of the house  The proposal is sited within the curtilage of the dwellinghouse, typically used as a domestic garden

	PL/2023/01791 - Full planning permission Decision - Withdrawn by Applicant Date: 30/3/2023 – Proposed are a total of five handmade timber glamping pods along with a storage hut, recycling/waste storage and associated works. A new parking area/turning area is proposed to accommodate 1no parking bay per pod and 2no additional electric vehicle charging bays, landscaping and drainage works




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 61: Transport and New Development
· Core Policy 64: Demand Management
· Core Policy 67: Flood Risk 


Devizes Area Neighbourhood Plan Referendum Version July 2015

Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 

The Wiltshire Local Transport Plan 2016 - 2026: Car Parking Strategy (March 2015) 

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Devizes Town Council: No objections. 

Highways Officer: No objections.

The Trust for Devizes: No objection.

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. 

Principle of Development

The proposal relates to extensions and alterations to an existing lawful dwellinghouse. The site lies within the open countryside; however, the development does not constitute new residential development but rather the alteration of an existing residential use. Such proposals are generally acceptable in principle, subject to compliance with relevant design, landscape and amenity policies, including Core Policies 57 and 51 of the Wiltshire Core Strategy.

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 single storey extensions to form a loggia to the dwelling are characterised by open arches along the front, north-eastern elevation and returning along the south-eastern side elevation, under hipped roofs.  The projection of the side extension forward of the front elevation of the dwelling to the front building line of the existing turret, will facilitate and enclose a balcony, along the front elevation of the dwelling at first floor level.  

The single storey, triple garage, with arched entrances, will be built under a steep, hipped roof, connected to the front elevation of the main dwelling by a lower roof.

The walls of the extensions will be constructed from matching brick and render, under matching red-brown, tiled roofs. 

The extensions will present relatively modest, single storey, subordinate additions to the main dwelling, complementing the existing design references of the property and will be built of appropriate, matching materials. Therefore, it is considered that the proposals will not cause any harm to the character and appearance of the 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 extensions will be well contained to the main dwelling, which is sited within grounds extending to approximately 2.23 acres, therefore there are no nearby properties for the proposals to affect.  As such, the proposals will not have any adverse impact upon neighbouring amenity in terms of causing an overbearing impact, loss of light or any overshadowing. 

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and reflects the principles of scale, subservience and material compatibility set out in 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.

The front of the property has a large driveway of approximately 16.5m x 14m, in addition to a long driveway to the gated access.  Therefore, together with the proposed three bay carport, this will still allow sufficient space for turning and parking within the grounds of the property.  The Council’s Highways officer has no objections to the proposals. 

The site is accessed via Public Right of Way DEVI17, recorded as a footpath. The proposal does not seek to intensify the use of the access beyond its existing residential use, and no works to the access are proposed. The Highway Authority has raised no objection. The use of the route for residential access therefore raises no material highway safety concerns in this instance.

Therefore, 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.

Visual Impacts and Landscape: 
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 site lies outside the development boundary for Devizes and is therefore in the open countryside.  The site itself is accessed by a PROW and main dwelling occupies an elevated position above the associated gardens to the side and rear.  However, the proposals are well contained to the main dwelling, which is not overly prominent in the landscape, as it is on a hillside, sited below the townscape of Devizes and is surrounded by Drews Pond Wood.  Therefore, the property is relatively hidden in the landscape, and the proposals will not cause any harm to visual amenity within the open countryside. 

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy and Paragraph 187 of the NPPF in recognising the intrinsic character and beauty of the countryside.

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.

Whilst the site is identified as being at high risk in parts of its curtilage from surface water flooding.  This largely relates to lower section, forming the private amenity space associated with the house, particularly where the lake is located.  The dwelling is sited more than 40m from this point and is at a much higher ground level.  The proposed extensions will utilise the existing drainage systems serving the main dwelling. 

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

In this case, no material harms have been identified in respect of design, residential amenity, highway safety, landscape impact or flood risk. The proposal represents a proportionate domestic extension to an existing dwelling and accords with the development plan when read as a whole. There are no material considerations that indicate permission should be withheld.

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.

