APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/09965

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	D S Smith, Mill Road, Devizes

	DEVELOPMENT DESCRIPTION:
	Erection of new single storey extension to eastern elevation of factory. Extension to house conveyor belts and scissor lift.  Local external landscaping works to facilitate construction of the extension. Repositioning of existing cycle shelter.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

D S Smith is large factory building situated within the Limits of Development towards the southeast of the town, off Nursteed Road and within a Principal Employment Area. There are residential areas to the west and south of the site, with further residential development and Southbroom St James Academy adjoining the northern boundary. Further employment land containing commercial units lies to the east. Public Rights of Way (PRoW) DEV56 runs along the front of the site and DEV13 running across the southern boundary of the site. The application site affects a small portion of land within the centre of the existing factory site. 


PROPOSAL

The proposal involves the erection of an extension to the eastern elevation of the factory to accommodate conveyor belts and scissor lift. The proposals will include associated landscaping works to facilitate the extension and repositioning of the existing bike shelter. Materials will include concrete block work, cladding, rainwater goods, and doors, all proposed to match in terms of material, colour and texture those used in the existing building. The proposed extension will measure approximately 10m in depth, 30m in width, 6m in height to the eaves and 6.75m to the ridge attaching to the existing building.  

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	14/00883/FUL - Full planning permission Decision - Approve with Conditions Date: 17/3/2014 – Erection of engineering store building

	K/13771 - Full planning permission Decision - Approve with Conditions Date: 30/3/1989 – USE OF SERVICE YARD FOR PALLET STORAGE, AND PART OF ADJOINING LAND FOR PARKING 20 TRAILERS.

	K/77/0755 - Full planning permission Decision - Approved Date: 17/1/1978 – Extension to despatch and loading areas

	K/10745 - Full planning permission Decision - Approve with Conditions Date: 25/6/1987 – EXTENSION TO EXISTING FACTORY

	K/10327 - Full planning permission Decision - Approve with Conditions Date: 1/6/1987 – EXTENSION TO EXISTING FACTORY

	16/10684/FUL - Full planning permission Decision - Approve with Conditions Date: 21/12/2016 – Erection of new entrance canopy and re-cladding of front elevation of offices

	K/19285 - Full planning permission Decision - Approve with Conditions Date: 24/12/1992 – EXTENSION TO FORM NEW STORAGE AREA AND LOADING BAYS, RELAYING OUT OF SITE FOR ACCESS AND CAR AND TRAILER PARKING

	K/76/0308 - Full planning permission – Extension to existing factory for storage purposes

	19/04031/FUL - Full planning permission Decision - Approve with Conditions Date: 15/7/2019 – Installation of two water tanks for sprinkler system in position of existing lagoons. Installation of external ladders. Construction of masonry retaining wall; and  construction of new palisade fencing.

	K/32354 - Full planning permission Decision - Approve with Conditions Date: 8/2/1996 – New external silo for storage of starch and erection of screen

	K/76/0151 - Full planning permission Decision - Approved Date: 8/4/1976 – Extension to factory (already built without permission

	PL/2021/05477 - Lawful development: Proposed use Decision - Approve Date: 22/11/2021 – Certificate of lawfulness application  to seek formal confirmation under Section 192 of the Town and Country Planning Act 1990 (as amended) that the existing use of the site (Use Class B2) can lawfully be undertaken without time restrictions on operations

	PL/2025/09965 - Full planning permission – Erection of new single storey extension to eastern elevation of factory. Extension to house conveyor belts and scissor lift.  Local external landscaping works to facilitate construction of the extension. Repositioning of existing cycle shelter.

	

	




RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

Town and Country Planning Act 1990. 

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 12 Spatial Strategy for the Devizes Community Area;
· Core Policy 35 Existing Employment Land 
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape 
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 60 Sustainable Transport;
· Core Policy 64 Demand Management

Draft Wiltshire Local Plan Policies [delete/insert above as appropriate] 

· Policy 1: Settlement Strategy
· Policy 2: Delivery Strategy
· Policies 64 – 75: Economic, tourism, retail and transport
· Policies 76 – 84: Social, housing, community, public open space and wellbeing
· Policies 85 – 101: Sustainability, ecology, water and landscape, heritage, air quality 

Neighbourhood Plan:

Devizes Area Neighbourhood Plan – July 2015 

Supplementary Planning Documents and other Guidance: 

· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015


ISSUES  

The main issues that need to be addressed in this case include:

· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would have an acceptable landscape impact (CP 51) 
· Whether the proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)

CONSULTATION RESPONSES 


WC Ecology:  No objection subject to conditions.

Devizes 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.

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.

None 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
Policy Context
Core Policy 1: Settlement Strategy of the WCS establishes a hierarchy of settlements to guide where development should be focused. The policy  prioritises growth in:
· Principal Settlements (e.g., Salisbury, Chippenham, Trowbridge) – main focus for strategic growth.
· Market Towns – support local services and employment; suitable for sustainable development.
· Local Service Centres – smaller towns and villages with a range of services; limited development supported.
· Large and Small Villages – development should be limited and respond to local needs.
· Outside the defined settlements – development is strictly controlled and generally not supported unless exceptional circumstances apply.
.
Core Policy 2: Delivery Strategy of the WCS sets out how development will be distributed and delivered across Wiltshire. The policy emphasises:
· Sustainable patterns of growth, reducing the need to travel and supporting local services.
· Development should be plan-led, aligning with the settlement strategy and supported by infrastructure.
· Windfall development (not allocated in plans) must still comply with the principles of sustainable development.
· Development outside settlement boundaries is generally not permitted, unless it meets specific policy exceptions (as set out in paragraph 4.25 of the WCS).

Together, CP1 and CP2 ensure that new development is strategically located, sustainable, and supports the character and function of Wiltshire’s communities.


Assessment 

The application site is located within the established Limits of Development for Devizes, a settlement identified as a Market Town in the Wiltshire Core Strategy (WCS). Under Core Policies 1 and 2, Market Towns are considered sustainable locations capable of accommodating a reasonable level of growth, and development within these boundaries is supported in principle. 

The site also falls within a designated Principal Employment Area, where Core Policy 35 seeks to safeguard employment land and encourages its continued productive use. This policy states that proposals that facilitate the renewal, modernisation or intensification of existing employment uses within such areas will, in principle, be supported. Taken together, the policy context establishes a clear presumption in favour of sustainable development that maintains or enhances the employment function of the site.

Conclusion

The principle of development is considered acceptable, subject to compliance with all other relevant planning considerations.

Design and Impact on the Character and Appearance of the Area
Policy Context
Core Policy 57 of the WCS requires high-quality design that:
· Enhances local character.
· Responds to the natural, historic, and built environment.
· Retains important features (e.g., trees, hedges).
· Supports sustainable construction and compatibility with surrounding uses.
· Creates safe, legible, and accessible spaces.

Section 12 of the NPPF emphasises design that is:
· Visually attractive.
· Functionally effective.
· Contributes to the quality of the built environment.

The Wiltshire Design Guide encourages sensitivity to local character, materials, and architectural styles and supports modern living standards while maintaining aesthetic and functional quality.

Building for a Healthy Life Framework promotes healthy, inclusive, and sustainable places. The document encourages:

· Walkability.
· Access to green space.
· Active design principles for well-being.

Assessment 

The proposed extension constitutes a modest addition to the existing factory building, providing a relatively small increase in internal floorspace required to accommodate additional conveyor systems and a scissor lift. The design adopts materials that are consistent with those used on the existing structure, including matching concrete blockwork, mortar, metal cladding, and roofing materials, alongside complementary fenestration. Although the existing building is predominantly constructed in blockwork with cladding confined to the upper elevations, whereas the extension will utilise a shorter blockwork plinth with cladding above, this variation in arrangement is considered acceptable. The palette remains coherent and ensures visual continuity, and the extension would not appear out of keeping with or visually discordant from the established building form. Furthermore, the factory building does not possess notable architectural or historic merit, and the proposed works appropriately reflect and respond to its simple industrial character. As such, the proposal raises no design concerns and would integrate well with the existing structure, appearing typical of development associated with industrial operations in this setting.

The wider site layout would remain largely unchanged, with existing landscaping, hardstanding areas, and parking arrangements retained. Minor alterations include the relocation of the bike shelter to the northern end of the proposed extension, with associated railings and pathways to maintain safe pedestrian footways. A small area of grass will also be repositioned/replanted to accommodate the new structure. These changes are modest and functional in nature, and the overall scheme is considered to align with the design criteria set out in Core Policy 57 of the Wiltshire Core Strategy.

Conclusion

Accordingly, the design of the proposed extension is considered acceptable and would maintain an appropriate appearance within the context of the existing site and its wider industrial setting.


Amenity and Landscape and Visual Impact
Policy Context
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.

These policies guide the assessment of amenity impacts, which will be considered below.

Core Policy 51 of the Wiltshire Core Strategy requires development to:
· Protect, conserve, and enhance landscape character and quality.
· Respect local distinctiveness, key views, and visual receptors.

The Wiltshire Design Guide SPD (2024) promotes a context-led approach, encouraging integration with natural features and settlement patterns while avoiding visual intrusion.

The proposed extension is positioned centrally within the established industrial complex, significantly distanced from any residential properties or sensitive receptors. As a result of this siting, combined with the modest scale of the addition, the development would not give rise to any overbearing effects, loss of light, loss of privacy, or overlooking impacts for nearby dwellings. Given the minor nature of the extension and the long‑established industrial use of the site, it is also not expected to result in any material increase in noise or general disturbance.

The extension would be largely enclosed by the existing larger factory building to the west and north, ensuring it remains visually contained within the site. When viewed from the public rights of way to the east and southeast, the new structure would be read against the backdrop of the existing built form, preventing it from appearing intrusive or visually dominant in the wider landscape. The proposal therefore preserves the visual amenity of these viewpoints and avoids creating any new or harmful visual interruptions. 

The proposal is considered acceptable in amenity and landscape terms, with no adverse impacts anticipated for nearby receptors or the surrounding area.

Highways Impacts and Parking 
Policy Context
Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:
· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

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 Local Cycling and Walking Infrastructure Plan (LCWIP) and LTN 1/20 (DfT) provide further design guidance for active travel infrastructure.

Proposals must also ensure safe access for refuse collection vehicles and comply with the Wiltshire Council Waste Storage and Collection SPD (2017).

Where necessary, Transport Assessments or Statements should be submitted to evaluate impacts and identify mitigation. Planning conditions or legal agreements may be used to secure off-site improvements, travel plans, or contributions to sustainable transport infrastructure.

Assessment 

The proposal involves a modest operational extension to an established B2 general industrial unit. Appendix C of the Wiltshire Local Transport Plan 2011–2026 Car Parking Strategy sets out the maximum parking standards for private non‑residential uses, specifying for B2 General Industry a requirement of 1 space per 50m² for units over 235m², with a minimum of eight spaces applied to the site as a whole. These standards represent maximum allowable levels rather than mandatory minimum thresholds, and Policy PS4 confirms that actual parking provision should be determined flexibly and negotiated on a case‑by‑case basis, taking account of the scale and nature of the development, local circumstances, and opportunities for shared parking within established employment sites.

In this instance, the extension—measuring 300m²—does not result in the loss of any existing parking spaces (both vehicular and bicycle) and is intended solely to improve internal operational efficiency, with no evidence of increased staffing or vehicle demand. The site currently benefits from established parking provision that already meets the operational needs of the business, and there is no indication that the minor increase in floorspace would generate additional parking pressures. As such, the proposal does not trigger a requirement for additional parking under the maximum‑standards approach, nor would additional provision be justified based on the nature and functional purpose of the extension.

Conclusion

Accordingly, the existing level of parking is considered adequate, and the development is compliant with the relevant provisions of the Wiltshire Parking Strategy and relevant policies of the WCS. 


Ecology and Biodiversity
Policy Context
The ecological impact of development is a key planning consideration, especially for larger schemes. Proposals must assess and address potential effects on:

· Protected species
· Priority habitats
· Ecological networks
· Green and blue infrastructure

Core Policy 50 of the Wiltshire Core Strategy requires development to:

· Avoid harm to ecological assets.
· Deliver measurable Biodiversity Net Gain (BNG), in line with the Environment Act 2021.
· Support habitat restoration and connectivity.
· Integrate biodiversity into site design.

The Green & Blue Infrastructure Strategy (2022–2030) promotes nature recovery, ecosystem services, and habitat connectivity through development.

Unless exempt, National policy requires a minimum of 10% Biodiversity Net Gain (BNG) for major developments, demonstrated via:

· Biodiversity Metric calculations
· Ecological assessments (e.g. PEAs, Phase 1 surveys, protected species surveys)

Assessment 

The Council’s Ecologist reviewed the submitted ecology report, statutory biodiversity metric, habitat assessments and site plans in relation to the proposed extension and associated landscaping works. The site lies within the 6.4km buffer of the Salisbury Plain SPA; however, as the proposal relates solely to non‑residential development, the recreational‑pressure mitigation strategy does not apply. 

The submitted ecological assessment confirms that the existing building has negligible potential for bat roosting and that the site offers only limited value for commuting and foraging bats. No vegetation of functional value to bats would be removed, and no new external lighting is proposed (it is noted that the existing flood lights will be relocated but not increased in number), resulting in no anticipated adverse impacts on bat species. Standard precautions relating to nesting birds were recommended, including programming any vegetation clearance outside the bird‑breeding season or undertaking a pre‑works nesting‑bird check where this is not possible. The ecologist also advises that any future lighting be designed in accordance with relevant ILP and Bat Conservation Trust guidance to avoid ecological disturbance.

The proposal is required to achieve a minimum 10% Biodiversity Net Gain, and the submitted statutory biodiversity metric confirms a low baseline value of 0.05 habitat units, with no hedgerow, watercourse or irreplaceable habitats present. While detailed BNG delivery will be secured post‑determination, the development is expected to meet statutory requirements, and biodiversity enhancements—including installation of bird and bat boxes—must be secured and shown on plan, in line with Core Policy 50 and the NPPF. 

Conclusion

Subject to conditions requiring compliance with the submitted ecological documents and the provision of ecological enhancements, the ecologist raises no objection to the proposal.


Pre-commencement Condition Agreement 

This recommendation includes a pre-commencement planning condition relating to ecology. In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the applicant/agent of the proposed condition and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 05/02/2026.


PLANNING BALANCE AND CONCLUSION
At the heart of the NPPF there is a presumption in favour of sustainable development requiring local planning authorities to approve development proposals that accord with an up-to-date development plan without delay; and where there are no relevant development plan policies, or the policies which are most important for determining the application are out-of-date, permission should be granted unless (taken from paragraph 11d of the NPPF): 

· [bookmark: _Hlk118712062]The application of policies in the NPPF that protect areas or assets of particular importance provides a clear reason for refusing development proposed; or
· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the NPPF taken as a whole; 

The principle of development is considered acceptable when assessed against the settlement strategy of the Wiltshire Core Strategy and the emerging Local Plan.

The proposal is broadly compliant with relevant local and national planning policies in respect of design, scale, residential amenity, landscape, highway safety, and ecology and biodiversity subject to the recommended conditions.

Accordingly, the proposal is considered acceptable in planning terms and in accordance with the Wiltshire Core Strategy, the National Planning Policy Framework, and all other relevant material considerations.

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions. 










