APPLICATION FOR FULL PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/02143

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Unit 21, Woodland Industrial Estate, Eden Vale Road, Westbury, BA13 3QS

	DEVELOPMENT DESCRIPTION:
	Change of use from mixed-use (Use Classes B8 and E[g]) to proposed mixed-use comprising: Use Classes (B8 and E [d, e & g])

	RECOMMENDATION:
	APPROVE SUBJECT TO CONDITIONS



SITE DESCRIPTION/CONTEXT:  The application relates to an existing unit on an established industrial estate in Westbury, and is a single-storey mid-terrace that forms a row of other units.  There is no planning history directly associated with this particular unit (outlined in red in the below extract), but the Council’s historic mapping system shows the subject unit to have existed from some point between 1952-1992, as illustrated below:

[image: ]

The Woodland Industrial Estate is located within the defined Settlement boundary for Westbury, and neighbours The Matravers School to the east, and residential properties to the north and south. 

The application site is located within the 6.4km buffer zone for the Salisbury Plain Special Protection Area (SPA) and within a core roost buffer associated with the Bat and Bradford on Avon bat Special Area of Conservation, in addition to the grey zone of the Trowbridge and Westbury Bat Mitigation Strategy (TWBMS).

A public right of way (WEST13) is located to the east of the application site, but access to this would not be impeded through this proposal. 

PROPOSAL:   This application is seeking the change of use of an existing unit at the Woodland Industrial Estate in Westbury from the existing use of mixed-use (Use Classes B8 and E[g]) to a further mixed-use comprising Use Classes (B8 and E [d, e & g]), so this permission seeks to extend the existing uses to incorporate Classes E(d) (indoor sport, recreation or fitness (not involving motorised vehicles or firearms or use as a swimming pool or skating rink) and E(e) (provision of medical or health services (except the use of premises attached to the residence of the consultant or practitioner).

This application does not include any external changes to the building.

RELEVANT PLANNING HISTORY:  As previously mentioned, there is no specific planning history relating to Unit 21.  However, the unit has existed for at least 34 years, with reference to the evidence held on the Council’s historic mapping database.  The unit is understood to have operated previously as mixed B8 and E(g) uses and no evidence to the contrary has been identified.

The planning history below is relevant to this application, as the following relates to neighbouring units: 

W/81/00839 - Historic apps 1974 to 1983 Decision - Approved Date: 1/9/1981 – Conversion of open sheds to small industrial units

18/03840/FUL - Full planning permission Decision - Approve with Conditions Date: 15/6/2018 – Change of use of Unit 20 from Class B1/B8 to dual Class B1/B8 and D2 use

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

National Planning Policy: National Planning Policy Framework (NPPF); Planning Practice Guidance (PPG)

Development Plan:  The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remain 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: Westbury Community Area;
· Core Policy 34 Additional Employment Land;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape;
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 67 Flood Risk

Neighbourhood Plan:  The ‘made’ Westbury Neighbourhood Plan 2023-2036, made in March 2024

Draft Wiltshire Local Plan Policies:  At Full Council on 19 May 2026, the elected members of Wiltshire Council agreed to withdraw the emerging WLP.  It will now be subject to a legal process to finalise its withdrawal, which is likely to happen in July and August 2026. As such, the WLP has no material weight for the purposes of the application.  

Supplementary Planning Documents and other Guidance:
· Trowbridge and Westbury Bat Mitigation Strategy (TWBMS), July 2025 
· Wiltshire Local Transport Plan 2011-2026 (LTP3), adopted 2015 - including the Car Parking Strategy and Cycling Strategy
· Wiltshire Council Local Transport Plan 2025 -2038 (LTP4), adopted March 2025

ISSUES:  The main issues that need to be addressed in this case include: Principle of development; impact on neighbouring amenity; highway safety; and ecology.  

CONSULTATION RESPONSES 

Westbury Town Council:  No objection

Wiltshire Council Highways: 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.

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.

Third-party Representations:  No letters of objection 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:  Policy CP1 of the adopted 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.

Policy CP2 of the WCS sets out how development would 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.

Policy TCE1 of the made neighbourhood plan states that proposals which maintain the integrity of, and support investment in jobs, premises and infrastructure within established employment area would be supported in principle.

The application site is located within the defined settlement boundary for Westbury, where there is a presumption in favour of sustainable development. Whilst the application site is located within an established industrial/commercial area of Westbury, the Woodland Industrial Estate has not been identified in the adopted WCS as one of Wiltshire’s Principal Employment Areas (as listed in the Area Strategies), where the retention of “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” is protected under CP35.  However, it is duly appreciated that the existing site has been used for such purposes for several decades. 

This proposal seeks to introduce a wider range of flexible uses within an existing unit on the established Woodland Industrial Estate. The principle of such diversification is considered acceptable, having regard to the site’s existing employment use and the presence of similar uses across the estate, which demonstrate an established pattern of mixed and flexible uses. This is considered to be consistent with Paragraphs 88 and 90 of the NPPF, which support sustainable economic growth, including the diversification of existing employment sites. 

Policy TCE1 of the made Westbury Neighbourhood Plan supports development within established employment areas that maintain and enhance employment opportunities. The proposal would retain the employment function of the unit whilst allowing greater flexibility of use, and is therefore consistent with this policy.

It is considered that the principle of development is acceptable in this location, given that the subject unit is located within an established industrial estate, where the proposed uses would be compatible with the wider context of the site. On this basis, the proposal complies with the abovementioned policies, and the principle of the development is supported. 

Amenity: Policy CP57 (Point vii) of the WCS requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents.

Paragraph 135 of the NPPF, reinforces the need for development to provide a high standard of amenity for both existing and future users.  Criterion 135(f) requires that development ensure a high standard of amenity for existing and future users.

The subject unit is located within an industrial estate where there is likely to be some limited disturbance to the adjacent residential properties already, due to the nature of the proposed uses generally found in such areas.  It is appreciated that within industrial estates, there would be an element of disturbance between existing users of the wider site, but uses should in general, be compatible.

The proposed extension to the existing uses of the unit to include indoor sport, recreation or fitness (Class E(d)) and the provision of medical or health services (Class E(e)) is not considered to be unacceptable in this location or would result in unacceptable amenity impacts, given the nature of the proposed uses, which would be broadly similar in character to existing and previously approved uses within the estate. 

A condition restricting the use of sound equipment would be imposed on any planning permission granted in the interests of preserving the amenity of nearby neighbouring occupiers.

Having regard to the above, the proposal is considered to be compatible with the surrounding development and would not have an adverse impact on the amenity of neighbouring occupiers, in accordance with CP57 and the NPPF.

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.

Paragraphs 109–113 of the NPPF require safe and suitable access, and that development should only be refused on transport grounds where impacts are severe.

The site benefits from an accessible location within the built-up area of Westbury, with opportunities for walking, cycling and some access to public transport, which supports sustainable modes of travel. While the unit provides four on-site parking spaces (slightly below the Council’s guideline maximum standards), this level of provision is considered adequate given the small scale of the unit and its historic use. For the proposed indoor sport use, demand is expected to occur primarily during evenings and weekends, when parking within the wider estate is typically underutilised, enabling shared use of available spaces without conflict. Additional visitor and EV parking spaces, together with nearby cycle facilities, further support the proposal increase to the existing uses. As such, no significant adverse impact on highway safety or parking conditions is anticipated, and the development is considered compliant with relevant transport policies.

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 application relates to an existing unit in an established industrial estate, and this proposal is for the change of use of this existing unit to permit additional Class E uses.  On this basis, the proposal does not seek any extension to the footprint of the existing unit and would not result in the loss of any habitat.

As the proposal comprises the extension to the uses of the proposed unit, with no operational development, it is exempt from the statutory BNG requirement under Schedule 7A of the Town and Country Planning Act 1990 (as amended)

The application site is located within the grey-hatched zone associated with the TWBMS. In this instance, given that the grey zone of the TWBMS is only relevant to applications that have the potential to increase recreational pressures on important bat habitats, such as new residential developments, it does not apply to this application, which seeks permission for the change of use of an existing building on an established industrial estate. As such, the proposal does not present concerns regarding impact on bats. 

With regards to the Salisbury Plain SPA buffer zone, this relates to new residential and other accommodation development which is capable of having a likely significant effect on the SPA.  As this proposes for the change of use of an existing industrial unit, but there would be no residential or overnight accommodation, the proposal can be screened out for SPA recreational effects.

In accordance with Policy DSNE1 of the made neighbourhood plan, the proposal has been assessed in respect of potential impacts on the Salisbury Plain SPA and bat SAC. As a change of use with no increase in recreation or lighting impacts, it is not considered to give rise to a likely significant effect.

The proposal is therefore considered to comply with the aforementioned policies. 

PLANNING BALANCE AND CONCLUSION:  The principle of development is considered acceptable when assessed against the settlement strategy of the adopted WCS and the NPPF.

The proposal is broadly compliant with relevant local and national planning policies in respect of amenity, highway safety, and ecology, 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 
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