APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03576

	APPLICATION TYPE:
	Householder planning permission

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

	DEVELOPMENT DESCRIPTION:
	Replacement of the existing single-storey rear extension with a two-storey and single-storey rear extension, and erection of a single-storey side extension.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the replacement of the existing single-storey rear extension with a two-storey and single-storey rear extension, and erection of a single-storey side extension.

SITE DESCRIPTION/CONTEXT

The application relates to 30 Eastleigh Close, Devizes, a two-storey semi-detached dwelling characterised by a hipped clay-tile roof, a bay window within the principal elevation and red-brick external walling. The site is located within an established residential street characterised predominantly by dwellings of a similar type and architectural style.

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

· Located within the limits of development for Devizes.
· The site is located in Flood Zone 1.

PLANNING HISTORY

K/78/0258 - Domestic garage. Approved 9th May 1978.

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

Devizes Area Neighbourhood Plan July 2015

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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

CONSULTATION RESPONSES

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

Highways: Object.

REPRESENTATIONS

One response received.

Summary of response:
· Questions the Highway Officer's conclusion that there is insufficient space to exit a parked vehicle.
· Notes that the proposed parking spaces are 2.5m wide and states that some Wiltshire Council car park spaces are between 2.0m and 2.4m wide.
· States that the fence line runs parallel to the dwelling.

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.

Policies DP3 and DP4 of the National Planning Policy Framework require development to achieve a high standard of design that responds positively to local character and context. In assessing design quality, regard should be had to matters including scale, siting, form, appearance, materials and the relationship of development to its surroundings.

The proposed rear extension would comprise a two-storey element projecting approximately 4 metres from the rear elevation and spanning almost the full width of the existing dwelling, whilst remaining slightly inset from both side elevations. A single-storey element would project a further 2 metres beyond the two-storey extension and would occupy approximately half the width of the dwelling. The two-storey element would incorporate a hipped roof form reflecting that of the host dwelling, with a ridgeline set below the main roof ridge, ensuring that it remains subservient to the existing building. The single-storey element would have a flat roof. External materials are proposed to comprise red brick and clay roof tiles to match the existing dwelling.

A small lean-to extension is also proposed on the side elevation. Whilst this element would be visible from the street scene, it would be set well back from the principal elevation and would project only approximately 1.8 metres from the side elevation. Given its limited scale, subservient form and use of materials that reflect those of the existing dwelling, it would not appear visually prominent or incongruous within the street scene.

Overall, the proposed extensions are considered to be proportionate additions that respect the scale, form, appearance and material palette of the existing dwelling. Owing to their design, use of matching materials and limited visibility within the street scene, the works would not result in any harm to the character or appearance of the host dwelling or the wider area.

Having regard to the above, the proposal complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide and the NPPF.

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 National Planning Policy Framework requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

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 two-storey rear extension would be sited close to the shared boundary with No. 29 to the north, resulting in a degree of overshadowing of the neighbouring property's outdoor amenity area. However, the two-storey section of the extension would only extend approximately four metres and would incorporate a hipped roof with a ridgeline set lower than that of the main dwellinghouse, thereby reducing the extent of the built form at its highest point. Given the orientation of the properties, the proposal would result in some additional overshadowing during the middle part of the day. However, having regard to the extension's limited projection, lower ridge and hipped roof form, the resulting loss of light would not be so substantial as to cause unacceptable harm to the living conditions of the occupiers of No. 29. Given the limited massing of the extension at roof level, the proposal would also not give rise to an unacceptable overbearing impact on No. 29.

No. 28 to the south would experience only negligible overshadowing during the early part of the day and, owing to its greater separation from the proposed extension, would not experience an unacceptable overbearing impact from the proposed two-storey extension.

All other proposed extensions would be sited on the ground floor where they would not give rise to any unacceptable levels of overshadowing or overbearing impact.

The two proposed first-floor windows on the eastern elevation would not give rise to unacceptable overlooking, as the nearest neighbouring dwelling to the east is located approximately 45 metres away. In addition it should be noted that the existing eastern (rear) elevation currently benefits from second storey windows. The introduction of a juliette balcony is considered to provide no greater opportunity for overlooking to the garden of no.29 than the existing situation, due to the lack of an external platform. A new first-floor window is also proposed on the south elevation; while this would face in the direction of No. 28 to the south, there is already a first-floor window on this elevation with a similar outlook, and the window is proposed to be obscure glazed. As this window has the potential to increase overlooking of the neighbouring property, a condition will be imposed requiring it to be fitted with obscure glazing and thereafter retained as such for the lifetime of the development. All other openings are proposed on the ground floor where they pose no risk of introducing any unacceptable levels of overlooking.

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

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 transport policies of the NPPF seek to ensure that development provides safe and suitable access for all users and that any impacts on highway safety are appropriately considered.

The proposal would increase the dwelling from a three-bedroom property to a four-bedroom property. Wiltshire's adopted parking standards require three off-street parking spaces for a dwelling of this size. The submitted site plan demonstrates that provision has been made for three parking spaces within the site frontage.

The Highway Officer raised a holding objection, advising that two of the proposed parking spaces would be constrained and that amendments to the front boundary treatment and dropped kerb arrangement should be made to provide parking spaces that more closely accord with the Council's adopted standards. The Highway Officer also raised concerns regarding the practicality of the spaces and the proposed parking arrangement.

These comments have been carefully considered. Whilst it is acknowledged that the proposed parking arrangement would not fully accord with the dimensions sought by the Highway Officer, the submitted plans nevertheless indicate that three off-street parking spaces can be accommodated within the site. Whilst these spaces do not fully accord with the guidance seeking a minimum width of 3 metres where parking spaces are bounded by walls or fences, spaces 2 and 3 would measure approximately 2.4 metres at their narrowest point and 3.1 metres at their widest point. Given the limited extent of that shortfall, it is not considered to amount to a significant departure from the guidance in this instance.

The Highway Officer's concerns regarding the angled arrangement of the first parking space are noted. However, given the residential nature of Eastleigh Close and the low vehicle speeds typically associated with such an environment, the angled parking arrangement is not considered likely to result in an unacceptable impact on highway or pedestrian safety.

Whilst the parking layout would be relatively constrained and would not fully accord with the dimensions sought by the Highway Officer, sufficient off-street parking would remain available to serve the enlarged dwelling. It should be noted that there is nothing to stop occupants currently parking as shown on the proposed site plan. On balance, the identified shortcomings are not considered to give rise to an unacceptable impact on highway safety and would not justify withholding planning permission in this instance.

The proposal therefore complies with Core Policies 57 (xiv) and 61 of the Wiltshire Core Strategy and, on balance, is considered acceptable having regard to Core Policy 64, the NPPF and the Wiltshire Local Transport Plan.

[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 extensions would respect the scale, form and appearance of the host dwelling and would not harm the character or appearance of the surrounding area. The proposal would not result in unacceptable loss of light, overlooking, overshadowing or overbearing effects on neighbouring occupiers, subject to a condition securing obscure glazing to the proposed south-facing first-floor window.

The Highway Officer’s holding objection and the identified constraints of the proposed parking layout have been taken into account. For the reasons set out above, the Local Planning Authority considers that the proposal would retain sufficient off-street parking and would not result in an unacceptable impact on highway or pedestrian safety.

The proposal is therefore considered to accord with the development plan when read as a whole. The application is recommended for approval, subject to conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

