APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00585

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Smallbone, Hopton Road, Hopton Industrial Estate, Devizes, SN10 2EU

	DEVELOPMENT DESCRIPTION:
	Replacement cladding of existing building, introduction of parapet along frontage eaves, raising roof of part of building and insertion of high-level windows

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to a substantial commercial building located within the Hopton Industrial Estate, situated inside the defined limits of development for Devizes—a designated Market Town in the Wiltshire Core Strategy (WCS). The building measures approximately 86 m in width, 48 m in depth, with an eaves height of around 5.7 m and a ridge height of approximately 6.8 m.

The structure is predominantly finished in mustard‑yellow asbestos concrete cladding, with red brick detailing to the lower section of the principal elevation. The main elevation features several large access shutters, and the building is fitted with solar panels across the roof. The site is served by an area of hardstanding and associated parking to the front, with vehicular access taken directly from Hopton Road.

The building is surrounded by established industrial uses and forms part of a coherent cluster of large commercial premises within a designated Principal Employment Area of the town. To the rear of the site lies open countryside, and the nearest residential property is located more than 330 m to the northwest.

PROPOSAL

The proposal comprises the removal of the existing, dated asbestos cladding and its replacement with insulated grey metal cladding. A new parapet feature is proposed along the principal elevation, extending approximately 11 m around each side elevation. This parapet would subtly modify the building’s appearance by creating a squarer frontage and screening the shallow‑pitched roof behind.

In addition, a vertical extension of approximately 5.5 m in height is proposed to the final three bays on the northeastern side of the building. This extension would span the full depth of the building and provide enhanced internal storage capacity. High‑level windows are proposed along the southwest elevation of the extended section to improve the ingress of daylight.

Overall, the works aim to modernise the building’s external appearance, improve its thermal performance, and deliver a more efficient internal layout.

PLANNING HISTORY

There is no relevant planning history. 


RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

The 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 61 Transport & Development; 
· Core Policy 64 Demand Management

Draft Wiltshire Local Plan Policies 

The examination of the emerging Wiltshire Local Plan has been paused and the weight to be afforded to any part of the emerging plan can be no more than very limited.

· 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)


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 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 


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;

This method was 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
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 defined limits of development for Devizes, where the Wiltshire Core Strategy (WCS) establishes a general presumption in favour of sustainable development. The site forms part of an established Principal Employment Area, and the proposal seeks to upgrade an existing commercial building and deliver a modest vertical extension to improve operational capacity.

Core Policies 1 and 2 of the WCS direct sustainable growth to the Market Towns, supporting development that strengthens their role as local employment centres. Core Policy 35 further supports the protection and enhancement of existing employment sites, ensuring that they retained and safeguarded.

The proposed works would retain the existing employment use and would not result in any loss of employment floorspace. Instead, the scheme would enhance the quality and functionality of the building through modernisation of the external fabric, improvements to thermal performance, and the provision of additional internal storage space. These upgrades will help ensure that the premises remain viable and attractive for continued commercial use within the employment area.

Conclusion
Given the above, the development raises no concerns regarding the principle of development. The proposal is fully compliant with Core Policies 1, 2 and 35 of the WCS and would contribute positively to the continued productive use of the site within a designated employment location. Accordingly, the principle of development is considered acceptable and can be supported.


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 
Core Policy 57 of the Wiltshire Core Strategy requires development to achieve a high standard of design, responding positively to the existing character and distinctiveness of the local area. This includes consideration of the building’s scale, massing, materials, and overall appearance. These requirements are reinforced by the Wiltshire Design Guide and the National Design Guide, both of which emphasise context‑led design, coherent built form, and development that respects and reinforces the character of its surroundings.

The application site is located within a long‑established industrial estate characterised by large commercial buildings of similar utilitarian form, often finished in metal cladding with simple roof profiles and limited architectural detailing. Within this context, the proposed recladding works (replacing the aged asbestos panels with modern grey insulated metal cladding) would represent a clear visual improvement. The choice of materials is considered appropriate to the industrial character of the area, providing a clean, contemporary finish that aligns well with comparable buildings within the estate. The introduction of a parapet along the principal elevation, extending partially around the side elevations, would create a more defined and rectilinear façade, reflecting the simple and functional appearance typical of buildings of this type. 

The proposed vertical extension to the three northeastern bays would increase the height of part of the building, resulting in it becoming one of the tallest structures within the industrial estate. However, varying building heights are a common feature of industrial estates, where operational requirements often dictate dimensions. In this context, the increased height would not appear incongruous or excessive. The extension would remain consistent with the scale and functional aesthetic typical of the surrounding commercial buildings and would not undermine or detract from the established character of the estate. When read alongside the adjacent industrial units, the resulting structure would continue to appear as an integral part of the wider commercial grouping.

Conclusion
Overall, the proposal would modernise an ageing industrial building in a manner that is sympathetic to its functional setting. The use of appropriate materials, combined with modest alterations to the building’s form, would enhance its appearance without introducing features that would be out of keeping with the prevailing industrial character. The development is therefore considered to comply with Core Policy 57 of the WCS, alongside the design principles set out within the Wiltshire Design Guide and the National Design Guide.


Amenity
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.

The proposal raises no significant concerns in relation to amenity impacts. The site is located within an established industrial estate where surrounding land uses are exclusively commercial in nature. There are no nearby residential properties that would be affected by the proposed works, with the closest dwelling situated well over 300 m from the site. As such, typical residential amenity considerations such as noise, loss of outlook, privacy or overbearing effects are not engaged.
The proposed vertical extension would introduce additional height to the northeastern portion of the building. While this will result in some increase in shadowing, any shading would fall across the intervening area of hardstanding located between the application site and the adjacent commercial premises. Given the functional nature of this space and the absence of any sensitive receptors, the degree of additional shading is not considered to give rise to any unacceptable amenity impacts.

High‑level windows are proposed on the upper southwestern elevation of the extended section. These windows would primarily overlook the roof of the host building and would be positioned at a significant distance (exceeding 100 m) from the nearest neighbouring plot. In the context of the surrounding commercial uses and the lack of residential properties, the installation of these openings would not result in overlooking or a loss of privacy.

Taking into account the scale and nature of the industrial estate, the vertical extension is not considered likely to appear overbearing or oppressive to neighbouring commercial units, which themselves are designed and operated within a robust industrial environment. The proposal therefore accords with the amenity considerations of Core Policy 57 of the Wiltshire Core Strategy and raises no objection in terms of neighbouring or general amenity.

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 proposed development does not involve any alterations to the existing vehicular access arrangements from Hopton Road, nor does it propose any changes to the site’s established parking and hardstanding layout. The submitted details confirm that the vertical extension is intended solely to accommodate an internal storage racking system to improve operational efficiency within the existing commercial space. There is no indication that the proposal would introduce additional floorspace for intensified employment use or lead to an increase in staff numbers.

Given that the operational nature of the site would remain unchanged, it is not considered that the development would generate additional vehicular movements beyond those already associated with the lawful use of the premises. The existing level of on‑site parking is therefore considered sufficient, and no requirement for additional parking provision arises from the scheme. Similarly, the development would not result in any obstruction to existing servicing areas or turning space within the site.

Conclusion
No concerns are raised in relation to highway safety, capacity, or impacts on the local highway network. The proposal is therefore considered to comply with Core Policies 60, 61, and 64 of the Wiltshire Core Strategy.

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 application relates to external alterations and a modest vertical extension to a modern commercial building situated within an established industrial estate. While the immediate surroundings are predominantly commercial in character, the land to the rear of the site transitions to open countryside and includes a small, wooded area with a line of mature, tall trees along the rear boundary. These features offer some ecological value. However, the proposed works are confined entirely to the existing building footprint and will not encroach into the adjacent woodland, tree belt, or any semi‑natural habitat. A sufficient area of hardstanding is retained to the rear of the building to accommodate scaffolding and construction access, ensuring that construction activities will not intrude into or disturb the woodland scrub area.

The building itself is of relatively modern construction and does not possess features typically associated with bat roosts or nesting birds, such as loose soffits, lifted tiles, exposed roof voids or weathered timber detailing. The works involve recladding the external elevations and constructing a vertical extension on an already developed section of the building. These activities do not represent high‑risk operations for protected species and do not trigger the need for preliminary ecological surveys. Accordingly, no specialist surveys or consultation with the Council’s Ecologist are required in this instance.

While no ecological impacts are anticipated, the applicant remains responsible for complying with all relevant wildlife legislation. An informative will therefore be added to the decision notice advising that, in the unlikely event that protected species are encountered during construction, works must cease and advice from a suitably qualified and licensed ecologist should be sought.

Regarding Biodiversity Net Gain (BNG), the proposal falls within the de minimis threshold set out in national guidance. It does not involve the removal or degradation of any habitat and relates solely to alterations to an existing operational building. As such, the development is exempt from the mandatory 10% BNG requirement.

Conclusion
On this basis, the proposal raises no ecological concerns and is considered to comply with Core Policy 50 of the WCS.

Landscape and Visual Impact 
Policy Context
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.
· Give particular weight to impacts on National Landscapes (formerly AONBs) and locally valued landscapes.

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

The Green & Blue Infrastructure Strategy (2022–2030) supports landscape protection through green infrastructure, habitat connectivity, and nature-based solutions.

The NPPF emphasises the need to protect and enhance valued landscapes, particularly those with scenic, historic, or ecological significance. Planning decisions should:

· Recognise the intrinsic character and beauty of the countryside.
· Safeguard key views, local distinctiveness, and landscape settings.
· Ensure development is well-integrated into its surroundings and avoids visual intrusion, especially in sensitive or designated areas.

Landscape impact must be considered alongside biodiversity, heritage, and green infrastructure objectives, with mitigation measures encouraged where harm cannot be avoided.

Assessment
Although the application site lies within a well‑established industrial estate, the land immediately to the rear transitions to open countryside, including a wooded area and a prominent line of mature trees along the rear boundary. These landscape features soften views of the estate from the wider rural surroundings and contribute positively to the local landscape structure. 

The proposed development relates to external recladding and a vertical extension to part of the existing commercial building. Crucially, the works are contained entirely within the established building footprint and will not encroach into the adjoining countryside, woodland area, or tree belt. The existing hardstanding to the rear of the building provides adequate space for scaffolding and construction activity, ensuring that the wooded area and boundary vegetation will remain unaffected.

From a visual perspective, the re‑clad building and vertical extension would be viewed in the context of the wider Hopton Industrial Estate, a grouping of large, functional commercial buildings of comparable height and massing. When seen from the countryside beyond the rear boundary (although there are no designated Public Rights of Way near to the site), the retained mature tree belt will continue to provide effective partial screening. Where the development is visible above or through the vegetation, it would be read against the backdrop of the existing industrial complex rather than as an isolated or visually intrusive form. As a result, the proposals would not materially alter the interface between the industrial estate and the open countryside, nor would it significantly increase the building’s visual prominence.


Conclusion
Given the modest nature of the works, the containment provided by boundary vegetation, and the strong industrial context of the site, the proposal is not considered to give rise to any unacceptable landscape or visual effects. The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy. 


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; 

Relevant policies of the development plan are up-to-date and provide an adequate basis for decision-making in this case.

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, 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.


