APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/09390

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	7 Brook Lane Industrial Estate, Brook Lane, Westbury, BA13 4EP

	DEVELOPMENT DESCRIPTION:
	Extension of commercial building specifically falling within use class B8 & associated works.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT
This application relates to a detached commercial building, located within an established industrial estate, Brook Lane Industrial Estate in Westbury. The immediate area comprises of an industrial setting with large industrial and warehouse buildings.

This proposal falls within the recreational impact zone of the Salisbury Plain Special Protection Area for birds, and the application site sits within the Bath and Bradford on Avon Special Area of Conservation for bats. Trowbridge and Westbury Bat Mitigation Strategy (TWBMS)

PROPOSAL
The proposed development comprises an extension to an existing commercial building within an existing employment area in Westbury and the building is required as part of the intensification of an established business.

PLANNING HISTORY
	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	W/00/02136/FUL - Full planning permission Decision - Approved Date: 14/2/2001 – Change of use from warehousing (B8) to general industrial (B2)

	W/85/00196/FUL - Full planning permission Decision - Approve with Conditions Date: 30/4/1985 – Change of use to plant and vehicle auction premises

	W/90/00918/FUL - Full planning permission Decision - Approve with Conditions Date: 31/7/1990 – Extension to factory/warehouse

	W/79/01368/HIS - Historic apps 1974 to 1983 Decision - Approve with Conditions Date: 22/1/1980 – Outline - Class 10 warehousing (renewal)

	W/06/02287/FUL - Full planning permission Decision - Withdrawn Date: 13/11/2006 – Section 73 Application for variation in time limit in relation to approved application 03/00617/FUL

	W/03/00617/FUL - Full planning permission Decision - Approve with Conditions Date: 18/9/2003 – Erection of covered rail docking/container and production facility without compliance with condition 1 imposed on outline planning permission ref 98/01057/OUT (time period for submission if reserved matters)

	W/76/00988/HIS - Historic apps 1974 to 1983 Decision - Approve with Conditions Date: 13/12/1976 – O/L Class 10 Warehousing

	W/75/00525/HIS - Historic apps 1974 to 1983 Decision - Refused Date: 18/12/1975 – Industrial Development

	W/85/00568/OUT - Outline Planning Decision - Approve with Conditions Date: 23/7/1985 – Class X warehousing

	W/84/01437/OUT - Outline Planning Decision - Approve with Conditions Date: 5/2/1985 – General industrial development

	W/98/01057/OUT - Outline Planning Decision - Approve with Conditions Date: 27/4/2000 – Rail covered docking/container and production facility

	W/86/00302/REM - Reserved Matters Decision - Approved Date: 29/4/1986 – Construction of private estate roads and drainage



RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 1 Settlement Strategy
· Core Policy 2 Delivery Strategy
· Core Policy 32 Spatial Strategy for the Westbury Community Area
· Core Policy 34 Additional Employment Land
· Core Policy 35 Existing Employment Land 
· Core Policy 50 Biodiversity and Geodiversity
· Core Policy 57 Ensuring High Quality Design and Place Shaping
· Core Policy 60 Sustainable Transport
· Core Policy 61 Transport & Development
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk

Westbury Neighbourhood Plan 2023-2036
Wiltshire Local Transport Plan 2011 – 2026 (March 2015)
CONSULTATION RESPONSES 
WC Ecology:  No objection 
Westbury Town Council: No objection 

REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties
· A site notice displayed near the site

These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.

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 Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the National Planning Policy Framework (NPPF) as a material consideration in the assessment.

Principle of Development
CP35 of the Wiltshire Core Strategy seeks to retain 'Wiltshire's Principal Employment Areas for employment purposes within use classes B1, B2 and B8 to safeguard their contribution to the Wiltshire economy and the role and function of individual towns. Proposals for renewal and intensification of the above employment uses within these areas will be supported'

The proposed development comprises an extension to an existing commercial building within an existing employment area in Westbury and the building is required as part of the intensification of an established business. The storage building is wholly within the associated application site and as such the principle of development is acceptable subject to the following considerations. 

Design and Visual Impact:
Core Policy 57 states development is expected to create a strong sense of place through drawing on the local context and being complimentary to the locality and must, amongst others, relate positively to its landscape setting and the exiting pattern of development and respond positively to the existing townscape.

The proposal seeks to create an extension on the northeast elevation of the existing building to provide a covered loading area and a pre-loading storage area. The extension will have a full height roller shutter door to allow lorries to back into the building. The extension will be single storey and would extend over a footprint of 450m2, with a roof form to match existing.

The steel frame portal framed extension would employ matching materials (‘Mushroom’ colour roof sheeting and cladding with green flashing and doors) and would extend over a L-shaped plan as illustrated below.
[image: ]
Proposed south elevation with extension (shaded)

[image: ]
Proposed floor plan

The character of the area is one of an industrial setting with large industrial and warehouse buildings. The proposal would therefore not be out of place within the streetscape. The design and materials of the proposed extension are considered acceptable, and officers consider the development would therefore have no adverse impact on the character of the area and the scheme complies with Core Policy 57 of the WCS.

Amenity
Core Policy 57 (Point vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents.

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

The existing unit is located within an established trading estate with the absence of any immediate residential properties within the vicinity. The proposal seeks to intensify an existing use of a commercial building therefore officers raise no concerns in regard to any adverse neighbouring amenity impacts, and the development complies with Core Policy 57 of the WCS.

Highways Impacts and Parking 
Relevant policies include Core Policies 60–64 of the Wiltshire Core Strategy, supported by the Wiltshire Local Transport Plan, Car Parking Strategy, and Cycling Strategy. 

The existing commercial building is served by an existing access off Brook Lane, whereby no changes are proposed to be made to these access arrangements. The proposed extension would be creating an undercover loading and a pre-loading storage area and so the proposed development would not present any changes to traffic movements.

The proposals seek an extension to an existing commercial building, and officers are satisfied that the existing access arrangements will be adequate for the intensified use. The proposed development would not result in an unacceptable impact on highway safety and meet requirements of policies CP60 and CP61 of the WCS.

Ecology and Biodiversity
CP50 of the adopted WCS and the NPPF requires the local planning authority (LPA) to ensure the protection of important habitats and species in relation to development and seeks enhancement for the benefit of biodiversity through the planning system.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

This proposal falls within the recreational impact zone of the Salisbury Plain Special Protection Area for birds, the application site is also located within one of the ‘consultation zones’ for the Bath and Bradford-on-Avon Bat Special Area of Conservation (SAC), as well as the grey, hatched zone of the Trowbridge and Westbury Bat Mitigation Strategy (TWBMS). Therefore, potential disturbance to nesting birds and bats need to be considered.

An Ecological impact Assessment was submitted within the application documents, and the Local Authority Ecology team were consulted on the proposal and offered the following comments;

“Salisbury Plain Special Protection Area (SPA) 6.4km buffer
This application lies within the 6.4km zone of influence of the Salisbury Plain SPA and potential impact of recreational pressure on stone curlew, in combination with other plans and projects, must be considered.
A test of likely significance has been carried out by the relevant Competent Authority (Wiltshire Council) as required by Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended). This concluded that given the scale and nature of the development (there will be no additional overnight accommodation created) combined with the separation between the SPA and the application site, there is no mechanism for adverse effect, and any temporary construction impacts and operational impacts would be de-minimus. The HRA has concluded that the application is not likely to have significant impacts on Salisbury Plain SPA and subsequently the application is screened out of Appropriate Assessment.

Bath & Bradford on Avon Special Area of Conservation (SAC)
TWBMS Grey Zone
The application site is located just within the boundary of the grey zone of the Trowbridge & Westbury Bat Mitigation Strategy (TWBMS), as well as a Greater Horseshoe core roost buffer associated with the Bath & Bradford on Avon Bats Special Area of Conservation (SAC), and therefore has potential to result in significant adverse impact on the special features of the SAC. The application must be considered under the Habitats Regulations.
The grey medium risk zone represents an area where new residential development is likely to result in increased recreational use of important woodland bat sites. In order to conclude the AA favourably, new residential development proposals for 49 dwellings or less within the grey hatched medium recreational risk zone will be expected to provide a financial contribution per dwelling towards the council’s strategic recreational pressure mitigation scheme. This application is not for residential development, and therefore, a financial contribution is not required.

A test of likely significance (screening assessment) has been carried out by Wiltshire Council as required under Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended) (also known as the Habitat Regulations). The site is already subject to disturbance from human activities (and the industrial estate surrounding) and the proposals do not represent a significant increase in human disturbance in this area. No loss of green habitat is proposed, with the works to impact existing hardstanding and warehouse units. As such, the proposal is not considered likely to adversely affect roosting bats, or foraging or commuting habitat, and the principles of the TWBMS are not considered further. The application is screened out of Appropriate Assessment with respect to the Bath and Bradford-on-Avon Bat SAC.

Biodiversity Net Gain
From 12 February 2024 Biodiversity Net Gain (BNG) became mandatory under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021). Based on the information available the biodiversity gain planning condition is not considered to apply to this application as the development meets the following criteria and is therefore below the de minimis threshold, meaning the development:

o does not impact an onsite priority habitat (a habitat specified in a list published under
section 41 of the Natural Environment and Rural Communities Act 2006); and

o impacts less than 25 square metres of onsite habitat that has biodiversity value
greater than zero and less than 5 metres in length of onsite linear habitat (as defined
in the statutory metric)”

The ecologist confirmed no objections and a condition ensuring full compliance with the submitted documents would be attached in the event of any approval. As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Flood Risk and Drainage
Paragraph 170 of the National Planning Policy Framework (the Framework) states that inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk (whether existing or future). Where development is necessary in such areas, the development should be made safe for its lifetime without increasing flood risk elsewhere.

Paragraph 181 of the Framework states that when determining any planning applications, local planning authorities should ensure that flood risk is not increased elsewhere. Where appropriate, applications should be supported by a site-specific flood risk assessment. The footnote to this paragraph states that a site-specific flood risk assessment should be provided for all development in Flood Zones 2 and 3.

Paragraph 051 of the Planning Practice Guidance (Reference ID: ID: 7-051-20220825) states that minor developments “are unlikely to raise significant flood risk issues unless; they would have an adverse effect on a watercourse, floodplain or its flood defences; they would impede access to flood defence and management facilities, or; where the cumulative impact of such developments would have a significant effect on local flood storage capacity or flood flows”.

The area where the extension would be erected is subject to surface water flooding therefore suitable measures need to be in place to ensure the development would not increase flooding from surface water. 

The applicant submitted a plan (03.02.2026) illustrating how the surface water run off would be dealt with. The applicant has also confirmed that ‘the surface water flood area is small and isolated within the yard, with no flow of surface water to the puddle under the proposed extension. The area upon which the building is proposed is full concreted and serviced by existing drains. The area will be roofed, and the water will drain into the same drain as present. This presents no change to the current drainage’

The submitted detail is deemed satisfactory in the context of the existing site and the proposal forming an extension to an existing building and located on an existing concreted area.  Officers are satisfied that the works to be undertaken would not exacerbate flood risk, and the development would not be at risk from flooding as outlined in Paragraphs 170 and 181 of the NPPF 2024.


CONCLUSION
The proposed development is considered to be acceptable in terms of its design, scale, and relationship with the surrounding area. It would not result in any unacceptable harm to the character of the locality, the amenities of neighbouring occupiers, or introduce additional impacts that would undermine the interests of highway safety, ecology or flood risk.

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 

1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the following approved plans and documents:
Location & Proposed Site Plan DWG No 25052-100 - Received 01.12.2025
Existing Elevations DWG No EL 01 - Received 03.12.2025
Proposed Elevations DWG No 25052-102 - Received 01.12.2025
Existing and Proposed Roof & Floor Plans DWG No 25052-103 - Received 01.12.2025
Proposed Drainage Plan - DWG No CC/01/Drainage - Received 03.02.2026

REASON: For the avoidance of doubt and in the interests of proper planning.

3. The development hereby permitted shall be carried out in accordance with the following approved and documents:

Ecological Impact Assessment, Ethos Environmental Planning, November 2025 - Received 01.12.2025

REASON: For the avoidance of doubt and in the interests of proper planning.
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