APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION AND LISTED BUILDING CONSENT 
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04002

	APPLICATION TYPE:
	Householder planning permission and Listed Building Consent 

	SITE ADDRESS:
	1 Walnut House, Eyles Road, Devizes, SN10 5NX

	DEVELOPMENT DESCRIPTION:
	Single-storey extension

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks householder planning permission for the erection of a single-storey extension to the southern side elevation of the existing dwelling. The extension would provide a utility and boot room and would enable alterations to the internal arrangement of the existing kitchen and dining area. The proposed extension would have a gross internal floor area of approximately 7.1 square metres, with an eaves height of approximately 3.1 metres and a ridge height of approximately 4.6 metres.

The extension would have a traditional hipped roof finished in natural slate and would incorporate traditionally detailed external joinery. The proposal was originally submitted with a rendered external wall finish. Following concerns raised by the Council's Conservation Officer regarding the appropriateness of render on what is principally a brick-built villa with stone detailing, amended plans and an updated Heritage and Design & Access Statement were submitted confirming that the extension would instead be constructed in facing brick. This amendment is considered to provide a more sympathetic relationship with the materials and architectural character of the host building and satisfactorily addresses the Conservation Officer's concerns.

In this instance, it was not considered necessary to undertake a further round of consultation. Neither Devizes Town Council nor the Trust for Devizes objected to the proposal as originally submitted, and the amendment relates solely to the substitution of render with facing brick. As facing brick is considered by the Conservation Officer to be a more appropriate material in heritage and design terms, the amendment is not considered to materially alter the nature of the proposal or prejudice any interested party.

SITE DESCRIPTION/CONTEXT

The application relates to 1 Walnut House, a substantial dwelling within the former Roundway Hospital complex. Walnut House originally formed one of the detached villa ward buildings associated with the former Wiltshire County Asylum and is a curtilage-listed building associated with the Grade II listed former hospital. The building dates from 1904 and was converted to residential use as part of the redevelopment of the former hospital site. 

The host building is a substantial two-storey brick-built villa with stone detailing and a slate roof. It has undergone previous alterations, particularly in connection with its conversion to residential use. The application property benefits from a mature and established garden, and the proposal would not require changes to the existing access, parking arrangements or boundary treatments. 

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

· Curtilage-listed building associated with the Grade II listed former Wiltshire County Asylum;
· Setting of designated heritage assets.
· Within Limits of Development of Devizes

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/46146/L - Listed building consent Decision - Approve with Conditions Date: 30/9/2003 – Insertion of 6 No rooflights within existing roof.

	19/10700/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 26/11/2019 – Dormer window and conversion of loft space in to a habitable room (curtilage grade II listed building)

	

	


 

RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment 

Devizes Area 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.

The Trust for Devizes: No objection, subject to a condition controlling the details of the external materials.

Conservation Officer: Support in principle, subject to amendments and conditions. 

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 , Heritage and Impact upon the character and context of the area and 

From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. 

Section 16 and 66 requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that designated and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

The NPPF heritage policies (HE4-HE10) recognise heritage assets as an irreplaceable resource that should be conserved in a manner appropriate to their significance. Development proposals affecting heritage assets should be accompanied by sufficient information to understand the significance of the asset, including the contribution made by its setting, and the potential effect of the proposal on that significance.
 
When determining applications affecting designated heritage assets, substantial weight should be given to their conservation, with the weight increasing according to the importance of the asset affected. Any harm to, or loss of, the significance of a designated heritage asset must have a clear and convincing justification.
 
Where a proposal would affect the significance of a heritage asset, the effect should be identified and assessed, having regard to whether it would result in a positive effect, no effect, harm, substantial harm, or total loss of significance. Harm to heritage assets should be weighed against the public benefits of the proposal in accordance with the relevant heritage policies of the Framework.
 
The Planning Practice Guidance provides further guidance on the interpretation and application of national heritage policy.

The proposed extension would be modest in scale and clearly subordinate to the host dwelling. It would occupy a limited footprint of approximately 7.1 square metres and would remain at single-storey level. Its hipped roof form, reduced ridge height and traditional proportions would ensure that it reads as a subordinate addition rather than a competing or visually dominant element. The proposal broadly reflects the form of the comparable single-storey extension at the opposite end of Walnut House, thereby maintaining the balanced composition of the building and providing an appropriate visual relationship with the host dwelling. 

During the consideration of the application, concern was raised by the Conservation Officer regarding the originally proposed rendered wall finish. The host building is principally constructed of brick with stone lintels and retains the architectural character of an Edwardian villa. Amended plans have subsequently been submitted confirming that the extension will be constructed in facing brick rather than render. This amendment provides a more sympathetic relationship with the materials and architectural character of the host building and satisfactorily addresses the concerns raised by the Conservation Officer. 

The amended plans and revised Heritage and Design & Access Statement confirm that the main walling material and brick plinth would comprise brickwork to match the existing building, thereby addressing the Conservation Officer's concerns regarding the originally proposed render finish. The proposed materials are therefore considered acceptable in principle and would preserve the character and appearance of the host building and its heritage significance. The extension would also incorporate traditionally detailed joinery and a natural slate roof. Whilst the submitted details are sufficient to establish the acceptability of the proposal, it is considered reasonable and necessary to secure further details of the external and internal joinery, eaves and verges, together with a working to ensure that the roof slate will match the existing, by condition. In addition, confirmation is required as to whether any structural works are necessary to facilitate the removal of the existing internal stud walls. Subject to these conditions, the proposal would preserve the significance of the heritage asset and its setting

The significance of Walnut House derives principally from its surviving historic fabric, architectural form and detailing, use of traditional materials, and historic association with the former Wiltshire County Asylum. Whilst the building has undergone substantial alterations as part of its conversion to residential use, the proposal has been designed as a modest and subservient addition which would not require the removal of original external fabric. The existing external doorway would be retained in its present position. 

The Conservation Officer concluded that the proposal would have a neutral impact upon the heritage asset, noting that it would contribute towards a more balanced external appearance whilst preserving the significance of the building. Having afforded considerable importance and weight to the desirability of preserving the heritage asset and its setting, it is considered that the proposal would preserve the architectural and historic interest of the curtilage-listed building and the setting of the Grade II listed former hospital. No harm to the significance of the relevant heritage assets has been identified.

Accordingly, the proposal is considered to comply with Core Policies 57 and 58 of the Wiltshire Core Strategy, Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, and the heritage and design objectives of the National Planning Policy Framework.

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.

Policy P3 of the NPPF requires development to contribute positively to the creation of healthy, safe and inclusive places. In particular, Policy P3(b) seeks to ensure that development provides a high standard of amenity for existing and future users and safeguards the reasonable living conditions of neighbouring occupiers. In assessing amenity impacts, regard should be had to matters including privacy, outlook, daylight and sunlight, overbearing impacts, noise and disturbance, and the overall quality of the living environment created by the development.

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 extension would be single storey, modest in scale and positioned adjacent to the host dwelling within its established garden. Having regard to its limited height, siting and relationship with neighbouring properties, it would not result in an unacceptable loss of daylight or sunlight, an overbearing effect, or a harmful loss of privacy for neighbouring occupiers. The proposal would provide additional accommodation for the occupiers of the application property without adversely affecting the residential amenity of surrounding properties.

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

Other issues

N/A

[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.

Public Sector Equality Duty (PSED)
In reaching this decision, due regard has been had to the Public Sector Equality Duty under Section 149 of the Equality Act 2010. This requires the Local Planning Authority to have regard to the need to eliminate discrimination, advance equality of opportunity and foster good relations between persons who share a protected characteristic and those who do not. 

The Local Planning Authority is satisfied that the proposal would not result in any unlawful discrimination and that any impacts on protected groups have been appropriately considered as part of this assessment.

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, character and appearance, and would not result in any unacceptable harm to the amenities of neighbouring occupiers.

Furthermore, the proposal would not result in any unacceptable impacts in respect of heritage assets.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the National Planning Policy Framework and all other relevant material considerations. As such, the applications for Planning Permission and Listed Building Consent are recommended for approval, subject to conditions.

RECOMMENDATION:  That Planning Permission and Listed Building Consent be GRANTED subject to conditions.

Notwithstanding the approved drawings, no works shall commence until details of the following matters have been submitted to and approved in writing by the Local Planning Authority:

i. Large scale details of all external joinery including metal-framed glazing (1:5 elevation, 1:2 section) including vertical and horizontal cross-sections through openings to show the positions of joinery within openings, depth of reveal, heads, sills and lintels;
ii. Large scale details of all internal joinery (1:5 elevation, 1:2 section);
iii. Large scale details of proposed eaves and verges (1:5 section);
iv. Full details and samples of external materials.
v. a structural engineers report setting out if any structural works are required to allow the removal of the internal stud walls. If works are required, this will be subject to a further LBC approval.

The works shall be carried out in accordance with the approved details.

REASON: In the interests of preserving the character and appearance of the listed building and its setting.


