APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04135

	APPLICATION TYPE:
	Householder planning permission

	SITE ADDRESS:
	Holly Cottage, 21 Stibb Hill, West Lavington, Devizes, SN10 4LQ

	DEVELOPMENT DESCRIPTION:
	External Landscaping to previously approved planning permission PL/2026/00937

	RECOMMENDATION:
	That Planning Permission be GRANTED




PROPOSAL

A previous application ref: PL/2026/00937 was recently approved for the construction of a replacement rear extension and cladding to external elevations. The previous application referred to proposed ‘external landscaping’ on the submitted drawings. However, the drawings stated ‘All external landscaping TBD’ (To be Decided). In assessing the previous application, the Case Officer concluded that any engineering works to the rear garden to add terraces, steps and changes in ground levels would need to be assessed under a separate application showing all the existing and proposed ground level changes, with section drawings, including any existing and proposed elevations. An informative to this effect was included on planning approval PL/2026/00937.

This application is seeking planning permission for external landscaping, comprising a paved terrace, walls, steps and changes in ground levels.

SITE DESCRIPTION/CONTEXT

The application site relates to a two-storey dwelling, under pitched, flat and lean-to roofs.  The walls comprise white painted brickwork, with double roman terracotta tiles to the pitched roofs.  The property occupies an elevated position above the road.  There is a detached, double garage with a room above adjacent to the southern side elevation, constructed from red brick, with timber cladding, under a steep, tiled pitched roof.  A tarmac driveway separates the dwelling with the garage.  There are gardens to the front and rear.  

The application site lies outside of the Limits of Development and is therefore in the open countryside.  There is a public right of way (PROW), footpath, WLAV17 located to the north-west of the property. A recent planning application was approved for the construction of a replacement rear extension and cladding to external elevations.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/79/0170 - Full planning permission Decision - Approved Date: 27/4/1979 – Extension to dwelling

	K/86/0922 - Full planning permission Decision - Approved Date: 14/10/1986 – Extension

	PL/2026/00937 - Householder planning permission Decision - Approve with Conditions Date: 10/4/2026 – Replacement rear extension. Cladding to external elevations.

	K/20703 - Full planning permission Decision - Approve with Conditions Date: 20/9/1993 – CONVERT STUDIO/STORE INTO GRANNY ANNEXE

	

	



RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 57 Ensuring High Quality Design and Place Shaping
West Lavington Neighbourhood Plan 2017 – 2026

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

[bookmark: _Hlk198304422]West Lavington Parish Council: No comment received at time of writing

REPRESENTATIONS

No comments were received at 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.

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 lies outside a defined settlement. Policy S5(1)(c) of the NPPF recognises the reuse, extension, alteration or replacement of existing lawful buildings outside settlements as a form of development that may be acceptable in principle, provided that the existing building is lawful, of permanent and substantial construction and the proposal would not result in a disproportionate increase in size, or in the case of replacement buildings, would comply with the requirements of the policy.
 
The application relates to external Landscaping within the residential curtilage of an existing lawful building. The principle of the proposed development is therefore capable of being supported under Policy S5(1)(c), subject to ensuring compliance with the specific requirements of that policy and the detailed assessment set out below. 

The proposal seeks permission for a series of external landscaping works within the rear residential curtilage, including the formation of a paved terrace and courtyard, retaining walls, raised planting beds, steps and associated regrading of the sloping garden area. The works would create a more usable outdoor space in connection with the previously approved extension, with materials including brick retaining walls and planters to match the existing dwelling and rendered retaining walls to match the external elevations as approved under the previous application.

The proposed landscaping appears to have been designed to respond to the site's existing topography through the introduction of stepped retaining features, terraces and planting beds, thereby reducing the need for more extensive engineering operations whilst providing a coherent and functional garden layout. The submitted plans demonstrate that the changes in levels would be accommodated through a series of modest interventions that integrate with the approved extension and existing residential curtilage. The use of matching and complementary materials would ensure that the development remains visually consistent with the host dwelling and surrounding domestic setting.

In visual terms, the proposed works would be confined to the rear of the property and would not introduce any prominent structures that would appear incongruous within the site. Owing to their location within the rear garden, the landscaped terraces, walls and steps would be largely screened from public vantage points and would therefore have limited impact upon the character or appearance of the wider area. The works are considered proportionate to the scale of the existing dwelling and its curtilage and would not result in any adverse impact upon the character and appearance of the area.

Overall, the proposal is considered to represent a sympathetic and well-designed landscaping scheme that would enhance the functionality and appearance of the residential curtilage without causing harm to the character, appearance or distinctiveness of the area. Accordingly, the development is considered to accord with Core Policy 57 of the Wiltshire Core Strategy, Appendix D of the Wiltshire Design Guide and the design objectives of the NPPF.

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. 

Loss of Light / Overshadowing
The proposal comprises external landscaping works including the creation of a paved terrace and courtyard, retaining walls, raised planting beds, steps and associated alterations to ground levels. Given the nature of the development, no substantial buildings or structures are proposed that would materially increase the height or massing of development on the site. As such, the proposal would not result in any significant loss of light or overshadowing to neighbouring properties and is considered acceptable in this regard.

Loss of Privacy
The proposed landscaping includes some regrading of the sloping rear garden and the formation of terraced areas. Whilst changes in levels can in some circumstances increase opportunities for overlooking, the submitted sections demonstrate that the works would broadly follow the existing topography through a series of stepped retaining features rather than creating a significantly elevated platform. The development would remain confined to the established residential curtilage and would function as ancillary garden space associated with the dwelling.

In assessing the previously approved extension, it was concluded that the relationship between the application site and surrounding properties was such that no adverse overlooking impacts would arise. Having reviewed the current landscaping proposals, it is considered that the extent of level alterations would not materially alter this relationship or result in unacceptable opportunities for overlooking of neighbouring properties. Accordingly, the proposal would not give rise to a harmful loss of privacy.

Overbearing Impact
The proposed works are largely at ground level and comprise landscaping features typically found within a residential garden. Whilst retaining walls and raised planting beds are proposed, these are modest in scale and are required to accommodate the site's sloping topography. The development would not introduce any unduly dominant features when viewed from adjoining land and would not result in an overbearing impact on neighbouring occupiers. The proposal is therefore considered acceptable with regard to outlook and residential amenity.

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.

[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 any other material planning considerations.

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 application is recommended for approval, subject to conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

