APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/09057

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Unit 7a, Brydges Court, Castledown Road, Ludgershall, Andover, SP11 9FT

	DEVELOPMENT DESCRIPTION:
	Change of use from food supplement sales (class B1/B2/B8) to beauty and hair salon (class E(c)(iii))

	RECOMMENDATION:
	Approve with Conditions




SITE DESCRIPTION/CONTEXT

Castledown Business Park comprises 33 acres (13.4 hectares) of employment land comprising office, light industrial and storage and distribution space.  Phase One is known as Fitz Gilbert Court and the second phase comprises Brydges Court, of which unit 7a forms part of.  

The site is located on the north-western fringe of Ludgershall and the railway line forms the northern, site boundary.  To the south of the site is the A3026, Tidworth Road, providing access to the Business Park.


PROPOSAL
Planning permission is sought for a change of use from a restricted B1/B2/B8 use (office, industrial and storage and distribution associated with food supplement sales) to a beauty and hair salon, falling within Use Class E(c)(iii).

The proposed business would operate as Enhance Hair, Beauty and Tanning Ltd, relocating from existing premises on Ludgershall High Street due to business expansion and the need for larger accommodation to meet staff and customer demands.

No external alterations to the building are proposed, and the floorspace would remain unchanged at 73m2.

At the time of the original submission, unit 7a had only been on the open market for 4 months, and policy CP34 required a minimum of 6 months.  Therefore the period for determination was extended, to allow the agent to continue marketing the property for the required period and for the submitted marketing report to be assessed, consulted on and a decision issued. 


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/042723/O - Outline Planning Decision - Approve with Conditions Date: 3/4/2006 – Erection of buildings for B1 (business) B2 (general industrial) and B8 (storage and distribution) uses with associated access, landscaping, parking and servicing.

	K/54139/RM - Reserved Matters Decision - Approve with Conditions Date: 1/6/2006 – Phase one of a employment development comprising small industrial units for Classes B1, B2 and B8 use with associated car parking, ancillary buildings and landscaping.  Cut and fill works to remainder of site. (reserved matters following outline approval

	K/53835/F - Full planning permission Decision - Approve with Conditions Date: 18/5/2006 – Construction of access road, junctions & associated highway works (Section 278 and 38 works). Structural landscaping along Tidworth Road.

	E/2012/1560/REM - Reserved Matters Decision - Approve with Conditions Date: 25/2/2013 – Reserved matters application relating to K/042723/O - Phase 2 of an employment development comprising industrial units for Class B1, B2 and B8 uses with associated car parking, services areas and landscaping



The site was originally approved under outline planning permission K/042723/O, with associated reserved matters approval K/54139/RM.  Planning condition 11 of the outline Permission restricted for all the units on this site, including the application unit to be used solely for purposes within the B Classes of the Schedule to the Town and Country Planning (Use Classes) Order 1987, (or in any provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without modification).  As such, the proposed change of use requires express planning permission.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

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 26 Spatial Strategy Tidworth 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 62 Development Impacts on the Transport Network;
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;

Draft Wiltshire Local Plan Policies

· Policy 1: Settlement Strategy
· Policy 2: Delivery Strategy
· Policies 64 – 75: Economic, tourism, retail and transport

The above are currently the strategic policies within the emerging Local Plan. 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.  A decision on how to proceed will be made by the Council in May 2026.

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:

· Principal of development
· Design and impact upon the character and appearance of the area
· Amenity and impact upon the environment
· Highways impacts and parking
· Ecology and biodiversity
· Flood Risk and drainage


CONSULTATION RESPONSES 

WC Highways: No objections. Whilst the allocated parking spaces are adequate to serve the proposed commercial floorspace, they are currently shown outside of the red line. 

Ludgershall Town Council – support the application. 

Public Protection – no comment.


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;

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.

No representations have been 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
The adopted development plan is the Wiltshire Core Strategy (WCS), adopted January 2015.

Ludgershall is identified in the WCS as a Market Town, where Core Policies 1 (Settlement Strategy) and 2 (Delivery Strategy) direct development towards sustainable locations that support local services and employment and reduce the need to travel. Together, these policies seek to ensure that development is plan‑led, sustainably located and supported by appropriate infrastructure.

The site is located within a Principal Employment Area in Ludgershall. Core Policy 35 of the Wiltshire Core Strategy seeks to safeguard existing employment land within such areas, but allows for alternative employment uses where it can be demonstrated that the site is no longer suitable or viable for its intended purpose and where the overall employment function of the area would not be undermined.

The proposed beauty and hair salon falls within Use Class E and would remain an employment‑generating use. When assessed against Core Policy 35, the proposal would not undermine the overall employment function of the business park, notwithstanding the shift away from traditional industrial or storage activity. The proposal would not result in a net loss of employment. The business is a local enterprise relocating from Ludgershall High Street to accommodate expansion and would continue to provide employment opportunities for local residents.

A marketing report has been submitted in support of the application, which confirms that the unit has been vacant since September 2025 and actively marketed for uses consistent with the original B‑class restriction. The report identifies a range of interest from prospective occupiers; however, none progressed to occupation for reasons including unit suitability, rental and operational costs, commuting distances, alternative premises being secured, and proposed uses not supported by the landowner.

The submitted marketing evidence demonstrates that, despite sustained efforts, the unit has remained vacant with no successful take‑up for the restricted B‑class uses, indicating limited demand for such uses in this location. In the officer’s judgement, this demonstrates that the unit is no longer reasonably attractive or viable for the restricted uses, thereby satisfying relevant tests within Core Policy 35. It is also noted that planning permission has previously been granted within the wider employment area for alternative employment‑related uses.

The introduction of Use Class E (Commercial, Business and Service) in September 2020 reflects a national policy shift towards greater flexibility between commercial uses, including business, service and certain leisure uses. The proposed beauty, hair and tanning salon falls within this use class and remains consistent with the objective of maintaining active employment use within the area.

In view of the above, the proposal represents a pragmatic re‑use of an existing employment unit, securing its continued occupation and economic activity within the employment area. On this basis, the principle of development is considered acceptable.
.
Design and Impact on the Character and Appearance of the Area
Given that no external alterations are proposed and the use would operate wholly within an existing commercial unit, the development would preserve the character and appearance of the business park and raises no design‑related concerns.

Amenity and impact upon the environment
Core Policy 57 (vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future users. Paragraph 135 of the National Planning Policy Framework similarly seeks to ensure a high standard of amenity for both existing and future users of development.

The proposal relates to the change of use of an existing commercial unit within an established business park. The business would employ three staff members, with proposed operating hours of Tuesdays 09:30–17:00, Wednesdays and Thursdays 09:30–20:00, Fridays 09:30–17:00, and Saturdays 09:00–15:00.

Given the site’s location within a business park characterised entirely by employment uses, the absence of nearby residential receptors, and the separation from residential areas by the railway line to the north and east and Tidworth Road to the south, the proposed use would not give rise to unacceptable noise, disturbance or activity beyond existing levels on the estate.

In this context, it is considered reasonable to allow flexibility in operating hours up to 08:00–21:00 on weekdays and Saturdays, without resulting in harm to residential amenity. The Council’s Public Protection Officer has raised no objections to the proposal. A condition will secure the permitted hours of operation, with no use on Sundays or Bank or Public Holidays.

Accordingly, the proposal would have no adverse impact on residential amenity or the wider environment.

Highways Impacts and Parking 
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.

Access to the site is via the established industrial estate road onto Tidworth Road. The unit benefits from two allocated parking spaces and shared visitor parking within the estate. Cycle parking is also available.

The proposed use is expected to generate a similar or lower level of traffic than the previously approved B1/B2/B8 uses. Importantly, vehicle movements would predominantly be private cars rather than vans or HGVs associated with industrial or distribution operations.

No external alterations to the access or parking arrangements are proposed. 

The Wiltshire Council Highways Officer has made the following comments:

The site is within an existing industrial estate with allocated parking spaces. This unit has 2 spaces with the shared use of 1 visitor’s space. Wiltshire’s emerging parking standards requires 1 space per 30msq. The unit is 73msq and therefore 2.5 spaces should be provided, therefore the parking allocation meets the requirements. I note however that the parking spaces are not within the red line of the application site, does this need to be amended? I raise no highway objection.

The Council’s highways comments are noted in relation to the parking spaces not being within the red line.  However, as the proposals do not require the parking spaces to be conditioned as part of the change of use and the allocation of 2 spaces, plus visitor’s spaces was secured in the original outline Permission, it is not necessary to amend the red line to include the parking spaces. The parking provision forms part of the wider estate layout approved under earlier permissions and remains available to the unit irrespective of the red line boundary, such that the proposed change of use would not prejudice parking availability or highway safety.

The proposal therefore accords with Core Policy 61 and raises no highway safety concerns. 
In view of the above, the proposals are not considered to cause any harm to highway safety are acceptable. 

Ecology and Biodiversity
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)

The site is of low ecological value, comprising an existing commercial unit built on hardstanding. There are no habitat or ecological designations affecting the site.

As the proposal involves no operational development or external works, there would be no impact on biodiversity. As the proposal involves a change of use only, with no operational development or habitat loss, it is exempt from the mandatory Biodiversity Net Gain requirements.


Flood Risk and Drainage
Core Policy 67 of the Wiltshire Core Strategy and NPPF paragraphs 170–182 require:
· Avoidance of increased flood risk.
· Use of appropriate mitigation measures.
· Application of the sequential and exception tests for developments in Flood Zones 2 or 3.

Sustainable Drainage Systems (SuDS) are required for all major developments and must:
· Manage runoff near its source.
· Improve water quality.
· Support biodiversity and amenity.
· Be integrated into the site layout and green infrastructure.

The site lies within Flood Zone 1, where the risk of flooding is low. The proposal would not introduce any additional hardstanding or alter drainage arrangements.

Given the existing commercial use of the site, the proposed change of use would not increase flood risk, and no Flood Risk Assessment is required.

Biodiversity Net Gain (BNG) 
As of April 2024, any major planning application needs to demonstrate no net loss and a minimum of 10% net gain in biodiversity (BNG) on the site, in line with the requirements of the NPPF, PPG, WCS policy CP50 (Biodiversity and Geodiversity) and the Environment Act.  The preference is for any such BNG to be provided on site, although it can also be provided off site.  

Due to the nature of the proposed development, there will be no net loss of any on site or linear habitats, as the site relates to buildings constructed on and surrounded by hardstanding’s.  Therefore, the proposals are BNG exempt. 

PLANNING BALANCE AND CONCLUSION
The principle of development is considered acceptable when assessed against the settlement strategy of the Wiltshire Core Strategy, with very limited weight afforded to the emerging Local Plan.

The proposal would result in the loss of a unit previously restricted to traditional B‑class uses within a Principal Employment Area, which attracts limited weight as a harm. This harm is mitigated by the continued employment use, the lack of demand for the restricted uses, and the retention of the overall employment function of the business park.

The proposal is broadly compliant with relevant local and national planning policies in respect of design, scale, residential amenity, highway safety, flood risk and drainage, ecology and biodiversity, and environmental impacts, subject to the recommended conditions and any necessary mitigation measures.

The development would deliver clear benefits, including economic investment, which weigh positively in the overall planning balance.

No material considerations have been identified that would significantly and demonstrably outweigh these benefits or indicate that permission should be refused, having regard to the assessment above and the representations received.

Accordingly, the proposal is considered acceptable in planning terms and compliant with the Wiltshire Core Strategy, in particular Core Policies 1, 2 and 35, and the National Planning Policy Framework, and all other relevant material considerations.

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


