APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02035

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	35 Tower View, Rowde, Devizes, SN10 2PS

	DEVELOPMENT DESCRIPTION:
	Part retrospective siting of a mobile home to be used as an annexe.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks planning permission for the siting of a mobile home to be used as an annexe. The application is part retrospective as the hard standing has already been constructed.

SITE DESCRIPTION/CONTEXT

The application site relates to No. 35 Tower View, Rowde, a semi-detached two-storey dwelling located at the junction of Tower View and Cock Road on the north-western edge of the village and is located within the settlement boundary. 

The host dwelling occupies a corner plot and the surrounding area is predominantly residential in character, with established housing located to the south and east, whilst open agricultural land lies to the north and west of the site. The application site comprises land within the residential curtilage of the property, upon which a hardstanding has been constructed and where the mobile home is proposed to be sited.

The site benefits from outline planning permission granted under application PL/2023/07208 for the erection of a dwelling on the land. This consent remains extant and represents an important material consideration in the assessment of the current proposal.

The application site is not subject to any notable planning policy constraints.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2023/07208 - Outline planning permission: All matters reserved Decision - Approve with Conditions Date: 28/2/2024 – Outline application with all matters reserved for erection of a Dwelling

	

	




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 12: Spatial strategy: Devizes Community Area
· 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 

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

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Rowde Parish Council: No objection subject to condition, commenting as follows:  

“Rowde Parish Council has reviewed the current part-retrospective application for the siting of a mobile home for use as an annexe. While the Council has no objection in principle to the provision of an annexe at this address, we wish to formally raise the following material planning concerns:

• This property occupies a prominent position at one of the entrances to Rowde. The Council is concerned that siting a static mobile unit in this specific location will negatively impact the character and visual amenity of the village approach.

• It has been observed that the base already constructed on-site is very large, which suggests the final structure will be sizeable and highly conspicuous. We urge the Planning Officer to ensure the scale of this proposed annexe does not overwhelm the plot or the surrounding street scene.

• The Council notes that this site was previously granted outline permission (PL/2023/07208) for the erection of a permanent brick dwelling. Given that the principle of a permanent building has already been established, the Council maintains a strong preference for a brick extension rather than a static caravan or mobile home. A brick structure would be far more sympathetic to the existing housing stock and ensure the development blends into the established residential character of Tower View.

• Should the Planning Department move to approve the siting of the mobile home, the Parish Council insists on a mandatory landscaping condition. We require the installation of substantial native hedging to effectively screen the structure from public view. This is considered essential to mitigate the visual impact of a non-permanent structure in such a highly visible location.

We trust that these technical and aesthetic concerns will be carefully considered during the assessment of this proposal to preserve the local visual amenity and character of the village”

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. 

Principle of Development 

In most householder applications, the principle of development is not a matter for detailed assessment, as the residential use of the site is already established and the proposal typically involves minor works within the curtilage of a lawful dwelling.

However, in this instance, it is necessary to consider whether the proposed development is acceptable in principle due to the development comprising ancillary accommodation.

The application seeks planning permission for the siting of a mobile home within the residential curtilage of 35 Tower View, Rowde, to be occupied as ancillary accommodation by a family member of the occupiers of the host dwelling. The submitted information confirms that the annexe would share access, utilities and a postal address with the main dwelling and would be occupied by a relative requiring support and care from the occupants of the principal residence.

The site benefits from an extant outline planning permission (PL/2023/07208) for the erection of a dwelling. This permission is a significant material consideration as it establishes that the Local Planning Authority has accepted the principle of additional residential accommodation on the site, subject to the approval of reserved matters.

The proposed accommodation would remain functionally and physically linked to the host dwelling and would not operate as an independent planning unit. Whilst it contains facilities associated with day-to-day living, it is proposed to be occupied ancillary to the main dwelling rather than as a separate dwellinghouse. To ensure that this relationship is maintained, it is considered reasonable and necessary to impose a condition restricting occupation of the mobile home to purposes incidental to the enjoyment of No. 35 Tower View.

Having regard to the extant outline permission and the ancillary nature of the proposed accommodation, the principle of the development is considered acceptable, subject to the detailed assessment of design, amenity and other material planning considerations set out below.

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 application site forms part of the residential curtilage of No. 35 Tower View and occupies land to the side of the existing dwelling at the junction of Tower View and Cock Road. The surrounding area is predominantly residential in character, comprising domestic properties and associated residential features. The site lies on the edge of the built-up area of Rowde, within the settlement boundary, with open fields beyond the northern and western boundaries.

The proposal comprises the siting of a mobile home to be used as ancillary accommodation in association with the host dwelling. Whilst it is acknowledged that the appearance of a mobile home differs from that of a traditional brick-built dwelling, the structure would be viewed within the context of an established residential curtilage and alongside the existing dwellinghouse. Existing boundary treatments and vegetation around the site provide a degree of screening which assists in reducing the visual prominence of the development when viewed from the surrounding area.

The Parish Council has expressed concerns regarding the visual impact of the development, noting the site's prominent position on an approach into the village, the size of the hardstanding and a preference for a permanent brick-built structure over a mobile home. These comments are noted and have been carefully considered as part of the assessment.

Significant weight is afforded to the extant outline planning permission PL/2023/07208 for the erection of a separate dwelling on the application site. This permission establishes a realistic fallback position whereby a permanent residential dwelling could be constructed on the land, subject to the approval of reserved matters. The previous officer concluded that the site was capable of accommodating a new dwelling without appearing overly cramped and that the development would not result in unacceptable harm to the character and appearance of the area.

In assessing the current proposal, it is therefore necessary to compare its visual impact against the approved fallback position. Whilst the precise scale and appearance of any dwelling permitted under the outline consent remain reserved matters, the approved indicative site layout demonstrates that a residential building could occupy a more prominent position within the street scene, continuing the established building line of No. 35 Tower View. By comparison, the proposed mobile home is set further back within the plot and behind the established frontage. Although it has a different appearance to a conventional dwelling, its siting reduces its prominence within the street scene and from wider public viewpoints.

The Parish Council's concern regarding the size of the hardstanding is acknowledged. However, the presence of the hardstanding does not in itself result in unacceptable visual harm. When viewed in the context of the extant permission for a separate residential unit and the overall size of the plot, the proposal is considered not to represent overdevelopment of the site. Adequate open space would remain within the curtilage and the development would maintain the domestic character of the property.

Whilst a permanent brick-built structure may be considered a more traditional form of development, the Local Planning Authority is required to determine the application before it. Having regard to the ancillary nature of the proposed accommodation, its siting within the plot, and the fallback position established through the extant outline permission, it is considered that the proposal would not result in such harm to the character or appearance of the area to justify refusal in this instance

Having regard to the above, and subject to a condition requiring the provision and retention of suitable landscaping to supplement existing screening, the proposal is considered acceptable and accords with the design principles of Core Policy 57 of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide and the relevant provisions 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 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 application seeks permission for the siting of a mobile home to be used as ancillary accommodation in association with No. 35 Tower View. The structure would be single storey in nature and located within the residential curtilage of the host dwelling. The site is situated within an established residential area where residents can reasonably expect a degree of activity associated with domestic occupation.

A significant material consideration in the assessment of residential amenity is the extant outline planning permission (PL/2023/07208) for the erection of a dwelling on the application site. That permission establishes that the principle of additional residential accommodation on the site has previously been accepted by the Local Planning Authority, subject to the approval of reserved matters.

The proposed mobile home would be positioned within the rear portion of the site, closer to neighbouring properties than the indicative siting shown as part of the outline application. Notwithstanding this, the structure is single storey in scale and would be viewed in the context of existing boundary treatments surrounding the site. Having regard to its height, siting and relationship with neighbouring properties, it is considered that the proposal would not result in an unacceptable overbearing impact, loss of light or overshadowing.

Given the single-storey nature of the mobile home, together with the presence of existing boundary treatments around the site, it is considered unlikely that the proposal would result in a material loss of privacy to the occupiers of neighbouring properties. Any opportunities for overlooking are limited by the scale of the structure and the degree of existing enclosure within the site.

Any noise and disturbance arising from the occupation of the annexe would be consistent with that normally associated with residential use and would not result in unacceptable harm to the living conditions of neighbouring occupiers.

Having regard to the established residential context of the site, the scale and siting of the proposed development, and the existing boundary treatments, it is concluded that the proposal would not result in unacceptable harm to the living conditions of neighbouring occupiers.

The proposal therefore accords with Core Policy 57 (vii) of the Wiltshire Core Strategy in respect of safeguarding residential amenity, Appendix D of the Wiltshire Design Guide and the relevant provisions of 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 application site occupies a corner plot at the junction of Tower View and Cock Road. The dwelling is set back from the highway and separated from it by a footway and grass verge, reflecting the established pattern of development within the area. No alterations to the existing means of access are proposed as part of this application. The proposal relates solely to the siting of a mobile home within the residential curtilage of No. 35 Tower View for use as an ancillary annexe.

A significant material consideration in the assessment of the proposal is the extant outline planning permission (PL/2023/07208) for the erection of a separate dwelling on the application site. In granting that permission, the Local Planning Authority accepted the principle of residential development on the land and was satisfied that the resulting highway impacts would be acceptable.

Whilst the Highway Officer has not been consulted on the current application, they were consulted during the determination of the outline application and raised no objection. In their response, the Highway Officer advised that they were satisfied that the vehicle movements associated with a single dwelling would not have a negative impact on the wider road network. The officer also acknowledged that current parking policies would ordinarily require off-street parking provision but noted that none of the adjacent properties benefit from off-street parking. Consequently, they did not consider it reasonable to insist upon parking provision for the approved dwelling and concluded that any associated on-street parking would not be likely to result in a significant detrimental cumulative impact on the surrounding highway network.

The application site continues to have no off-street parking provision. However, this position has not materially changed from that previously considered acceptable through the outline planning permission. Furthermore, the proposed annexe is intended for occupation by a family member ancillary to the main dwelling rather than as an independent dwellinghouse. As such, it is reasonable to conclude that the level of vehicle movements associated with the proposal would be no greater than, and potentially less than, those associated with the approved fallback position of a separate dwelling.

Having regard to the extant outline planning permission, the Highway Officer's previous assessment of the site, and the ancillary nature of the proposed accommodation, it is  considered that the development would not result in unacceptable highway safety impacts or severe effects on the operation of the local highway network. 

The proposal is therefore considered to comply with Core Policies 57 (xiv), 61 and 64 of the Wiltshire Core Strategy and the relevant provisions of the NPPF. 

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.

Policy N2 of the NPPF seeks to conserve and enhance biodiversity and support nature recovery. Development proposals should minimise impacts on habitats and species and, where relevant, demonstrate that appropriate mitigation measures are secured where harm cannot be avoided.

The application site is not subject to any statutory or non-statutory ecological designations, and the scale and nature of development is such that significant harm to biodiversity is unlikely. 

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

Drainage and Flood Risk 
Core Policy 67 seeks to ensure development does not increase flood risk on-site or elsewhere and includes appropriate drainage where necessary. Policies F7 and F8 of the NPPF seek to ensure flood risk and drainage are appropriately managed.

The application seeks planning permission for the siting of a mobile home and associated hardstanding (already constructed) within the residential curtilage of No. 35 Tower View. Whilst the development has introduced additional areas of impermeable surfacing, a significant material consideration is the extant outline planning permission (PL/2023/07208) for the erection of a dwelling on the site. The approved fallback position would similarly result in the creation of built form and associated hard surfaces, including a dwelling, roofscape and external amenity areas.

In assessing the outline application, the Council's Drainage Engineer raised no objection subject to conditions requiring the submission and implementation of a surface water drainage scheme. The officer's report concluded that the development would not have substantial potential to increase flood risk on the site or adjoining land, but that details of surface water management should be secured to ensure runoff does not adversely affect the public highway or drainage network.

The site benefits from an extant outline planning permission for the erection of a dwelling, in respect of which the Council's Drainage Engineer raised no objection subject to conditions. There is no evidence before the Local Planning Authority to indicate that the current proposal would result in unacceptable flood risk impacts, has resulted in flooding issues, or that the site is subject to any specific flood risk constraints.

However, given the presence of the hardstanding and the requirement for drainage controls in connection with the extant outline permission, it is considered reasonable and necessary to secure details of a surface water drainage scheme by condition. This would ensure that surface water is appropriately managed and that the development does not increase flood risk on or off the site.

Subject to the imposition of an appropriate drainage condition, the proposal is considered acceptable in respect of flood risk and drainage.  

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.

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 proposal seeks planning permission for the siting of a mobile home to be used as ancillary accommodation in association with No. 35 Tower View. The accommodation would remain functionally linked to the host dwelling and, subject to an occupancy restriction condition, would not operate as an independent dwellinghouse.

Significant weight is afforded to the extant outline planning permission (PL/2023/07208), which establishes the acceptability in principle of additional residential accommodation on the site and provides a realistic fallback position.

The proposal has been carefully assessed and is considered not to result in unacceptable harm to the character and appearance of the area, neighbouring residential amenity, highway safety, ecology, or flood risk and drainage. 

Subject to appropriate planning conditions, the development is considered to accord with the relevant policies of the Wiltshire Core Strategy, the National Planning Policy Framework and all other relevant material considerations. As such, the application is recommended for approval, subject to conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.



