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Introduction

It has been the intention of the site landowner and the development partners to ensure 
the best end result for the site and the village of Holt, by providing an enhanced 
mixed-use scheme that will replace the lost employment on the site to enable the 
refurbishment of the existing core of buildings, alongside new housing that will create 
a sense of place and centre for housing and jobs.

Fig 1.0 Holt Tannery old map

This Design & Access Statement supports a hybrid application for the Old Tannery 
site in the village of Holt, Wiltshire, with a detailed application for the historical core 
of the site and outline application for the outlying 28 residential units.
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The village of Holt sits within the transition between the consistent stone town & 
villages found to the west, and the predominantly brick towns to the east. Older 
(18th-century and earlier) and grander houses in the village are in cut ashlar 
stone; newer (19th and 20th century) are typically in hard red brick, often with 
rustic stone quoins. Roof tiles are slate or pantiles.

Holt Tannery:  The Village and Wider Area

Fig 1.1 Holt Tannery site 15 mile radius
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Fig 1.2 Village plan with the proposal inserted

The older settlement to the west is set loosely around a village green. 19th and 20th century 
expansion followed the east-west main road running through the village between Melksham
to the east and Bradford on Avon, and Bath beyond, to the west.

Behind this to the north runs the Midlands, an industrial backland street serving the Tannery 
site at its west, becoming domestic to the east.
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Fig 1.3 Conservation status plan

Holt Tannery: Site History

The Old Tannery site adjoins the Grade II-listed J&T Beaven office building, and the buildings on 
the site have curtilage-listed status.

A heritage report was commissioned at the outset of the design process to assess the heritage value 
and significance of the existing buildings across the site. 
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Fig 1.4 Aerial existing photo

This established a historic core of buildings to be retained with carefully considered demolition of later 
additions and alterations,and of outlying low-grade buildings.

At its peak the site employed over 500 people, whose traffic are as key to the memory of the site as the 
buildings they have left behind.
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Fig 1.5 Existing Site Plan (1:1000) showing existing buildings and site outline
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1. Chamois Warehouse
2. Boiler House
3. Drying House

4. Leather Factory
5. J&T Beaven HQ
6. modern outbuildings
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Fig 1.6 Proposed new square view

The intent from the outset has been to provide an integrated community with mixing employment, leisure and residential 
uses in ways that will benefit and enhance each use rather than isolate them. The proposed layout has been carefully 
designed to manage to the transition across the site from densely-packed core of commercial buildings to low density 
housing on the edge of the village.

The retained historic buildings will be renovated and designed to provide a variety of workshop/studio/office commercial 
spaces with an emphasis on specialised craft-based production, along with leisure and community uses that will serve 
not just the new workshop spaces, but the village of Holt as a whole, with a coffee house and bakery planned, a café in 
an old barn, and an informal village cinema-music-room in the old Boiler House, and spa/yoga studio in the new Barn.

Holt Tannery: Aspirations and Use

Housing is integrated into and alongside the commercial uses in ways that will both provide life to the public spaces and 
ensure appropriate levels of natural surveillance, separation and privacy. 

All public spaces have been carefully considered to have a particular character, to have use throughout the day and into 
the evening, and to have natural movement flows through them to ensure they are enlivened. The streets and squares are 
designed to feel natural and immediately real, and so to encourage neighbourly communities.
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CRAFTS

It is intended that Holt Tannery will provide a centre for crafts; a place of making as it has 
always been. The UK has seen a resurgence in craft-making in recent years, in response to 
people’s desire in an age of consumerism, to appreciate objects and infer them with meaning 
and a value greater than their worth. 

Retailers include The New Craftsmen, a marketplace for British crafts and their makers 
sited in central London, alongside Bond Street’s high-value fashions shops; Another 
Country, an English-made furniture company that started with the making of simple, 
well-made furniture, but has pushed to expand what the craft-based market can be, and now 
has a store in west London; and Plain English, a kitchen design and manufacturing 
company started out of  a desire for fitted kitchens to have the same quality of design and 
longevity as an antique piece of furniture, and who have become trend-setters, with again a 
showroom in London’s Marylebone. 

Holt Tannery intends to become a centre for such craft-based makers and designers, 
providing them with small start-up studios with the support of other makers, and flexible 
space that will allow these businesses to grow within the site, up to the scale of a mid-sized 
industrial factory. By having people making and associated with making and even living on 
the site  and this will provide an interest and engage visitors in an immediate way.

The craft ethos runs through into the amenity services serving the site and the wider village, 
with a coffee house and bakery an artisan café in an old barn, and an informal village 
cinema-music-room in the old boiler house.
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Holt Tannery: Existing Site

Fig 1.7 Aerial site photo  a. Chamois Warehouse
b. Boiler House
c. Drying House
d. Leather Factory

a.  Chamois Warehouse b.  Drying House c. Boiler House

d. Leather Factory

The existing buildings were built to suit specific uses in 
the leather–production process, from raw animal skin to 
finished leather goods. 

a

b
c

d
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a. Perspective 1 b. Perspective 2

d. Perspective 4c. Perspective 3

e.  

f.  

g.

Fig 1.8 Holt Tannery site
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Holt Tannery: Connections to the Village

Fig 1.9 Connections to the village and views diagram

The existing public boundary of the site to the village along the Midlands is hard-edged with no attempt to welcome the 
wider village, and does not offer a traditional streetscape. The boundary to Brook Lane is closed by building edge or 
wall. 

Walled-up existing openings in the boundary wall along the Midlands will be re-opened to establish connections between 
the Tannery site and the village. The main square, proposed for the centre of the site, is intended to belong to the village 
and not just to the site. 

To Brook Lane, the proposed Barn Courtyard steps down to the lane to connect with the public footpath network, and 
provide open views to the landscape valley and the lake to the west.

The existing vehicular entrance on the Midlands is retained, and pedestrian openings to the site are opened up 
wherever possible. Careful consideration has been given to how workers, residents and their visitors will cross the site, 
with numerous pathways crossing the site and linking to the village streetscape. The tightly packed commercial core of 
buildings is proposed to be designed as a car-free zone and does not 
conform to a typical streetscape typology. 

Connections to the village

Views of the site
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2.0 Ground Floor Plan
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Holt Tannery | Proposed Full Planning Ground Floor Plan | 1:100 at A3 | 0026-010
Full Planning Outline

Holt Tannery: Layout

The  existing vehicular entrance to the site of the Midlands will be retained, leading to a generous 
landscaped entrance road into the development. 

A vehicular parking court will be created to the east of this entrance road that will serve as a buffer 
between the new housing and the adjoining industrial estate. 

A main avenue will be formed leading west towards the historic core of the site with parking  pro-
vided on either side. 

This forms one side of a loop road around the north of the side serving the Garden and Orchard 
Houses.
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Holt Tannery: Access

WYG Highway Engineers have prepared a comprehensive Transport 
Assessment relating to the issues of access. The site has good access 
to the road network with the existing access being revised with radii, 
width, footpath and visibility improvements. 

The majority of the commercial and residential units can be reached 
by continuing on the access, which then loops around to re-join the 
main access road.

Car parking for the development is compliant with Wiltshire Council 
parking standards.
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Holt Tannery | Proposed Full Planning Ground Floor Plan | 1:100 at A3 | 0026-010
Full Planning Outline

2.1. Main vehicular access to site



William Smalley RIBA
Holt Tannery | Design and Access Statement

17

Holt Tannery: Massing and Masterplan
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Fig 2.2 Holt Tannery proposed Masterplan
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The Masterplan seeks to extend the character of the historic industrial core to provide destinations to the 
intriguing passageways that exist between the existing buildings, with access and parking to the rear.

New public spaces were planned first, with buildings then designed around them to appropriate scale and 
enclosure, and following a gradual reduction in density moving north through the site.

Views through the site are carefully considered so that they are terminated, often obliquely with unexpected views 
off to the side.

Fig 2.3 Proposed Drying House street view
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The Market Street

The central pedestrianised street running though the core of original buildings leads from the 
village into the site. It is fronted by large display windows into the Studios.

Holt Tannery: Public Spaces

Fig 2.4 Proposed Market Street view
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The Barn Courtyard 

The Market Street leads to the Barn Courtyard, a space formed from the three-sides of a new mixed-use 
building, with a woodland garden at the centre. The space looks to the west out of the site over the valley 
beyond. The roof of one wing is carried over to provide an outdoor eating and possible performance space.

Fig 2.5 Proposed Barn Courtyard view
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Main Square

A new public square is planned leading off the historic core as a destination to the narrow 
pedestrian streets. The square is largely hard-paved, in a variety of materials and treatments to 
indicate but not dictate use. It features a dense gravel boules pitch, under a single mature tree. 
There is a limited amount of parking within the square, serving only the houses and apartments 
fronting it and also to provide a disabled access.

Fig 2.6 Boule Pitch and Square view
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Parking Strategy

The parking strategy has followed two simple rules: to separate commercial and residential 
parking as far as possible; and that every resident should see their car from inside their dwelling.

A central avenue provides the main commercial parking area. A strip of land on the opposite side 
of the Midlands is used to provide additional commercial spaces, and a drop-off bay. 

Generous bike and buggy spaces are provided throughout the site.

Fig 2.7 Proposed Parking strategy Plan

Commercial Places

Cov
er

ed
 p

riv
ate

 p
ark

ing

Residential Allocated Places



William Smalley RIBA
Holt Tannery | Design and Access Statement

23

Holt Tannery: Conservation and Buildings in Context

The existing buildings on the site are industrial. They were built not with beauty in mind 
but  for their function as a Leather Factory although one may find that this function 
combined with their age now confer a beauty onto them.

They have been altered and extended over the years without regard to aesthetics since the 
day they were built to make them better fit for their industrial purpose. It is a history that 
will never be fully unpicked, and it is not intended to; rather the design approach of this 
scheme is to allow the traces of their history will be left visible.

Careful photorealistic studies of each building were made to assess where changes should 
be made and where they should not; which openings retained and which re-opened, which 
additions to be removed. Surface finishes will remain untouched.

Fig 2.8 Proposed street view

Commercial Places

Residential Allocated Places
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Fig 2.9 Reference Neues Museum by David Chipperfield - Berlin, Germany.

The conservation approach follows that set by Sir David Chipperfield and Julian Harrap in 
the acclaimed refurbishment of the Neues Museum in Berlin (1997-2009). Here the turbulent 
history visible in the condition of the building as they found it has been left legible in the final 
building, contrasted with new insertions of great elegance.
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New buildings on the site are simple in form, with utility in mind. They respond in varying, 
appropriate degree to the existing built character.

The proposed extension to the Drying House, the most significant addition to an existing 
building on the site, shadows the existing building’s form, with a quiet repetition of its window 
openings along the north side.

Fig 3.0 Proposed Study Elevations

William Smalley RIBA© 
Holt Tannery | Elevation Studies 8 | not at scale | 0026-707

Elevation 8 |  Proposed

Elevation 8 |  Demolition

Elevation 8 |  Existing

William Smalley RIBA© 
Holt Tannery | Elevation Studies 9 | not at scale | 0026-708

Elevation 9 |  Proposed

Elevation 9 |  Demolition

Elevation 9 |  Existing

William Smalley RIBA© 
Holt Tannery | Elevation Studies 2 | not at scale | 0026-701 

Elevation 2 |  Proposed

Elevation 2 |  Demolition

Elevation 2 |  Existing

William Smalley RIBA© 
Holt Tannery | Elevation Studies 7 | not at scale | 0026-706 

Elevation 7 |  Proposed

Elevation 7 |  Demolition

Elevation 7 |  Existing

a.

b.

c.

d.
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The Chamois Warehouse at the front of the site was 
the storage building for finished goods, and is long and 
low over three large floors, with regularly-spaced large 
windows. It also formed the public face of the business, 
with a proud  dressed stone façade to the village topped 
with a clock face.

It is proposed to use the ground floor of the CW for 
flexible offices sharing a communal meeting space, and 
a crèche for the use of Tannery employees/tenants. 
The first and second plus attic floors are divided to form 
large, lateral apartments, with lift access and balconies 
onto the new square.
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The Boiler House behind, of two periods, housed the 
heating and steam machinery used across the site. The 
earlier half is of two floors with fewer and smaller 
windows under three gables gridded metal floor. The 
later building behind it is essentially one large room 
housing a vast oil-fired boiler. 

These buildings have the two massive brick chimneys, 
at 12 and 22 metres tall, taller than the village church 
and visible from miles around.

It is intended that the older Boiler House will become a 
bakery and coffee stall, at the heart of the development, 
and for the newer boiler room to become a multi-use 
informal cinema and music room for the use of the 
village. The chimneys will be retained.
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Holt Tannery: Drying House
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The Drying House to the north of the core is, in 
contrast, a vertically-orientated building, with large 
unglazed openings, in which the skins/leathers were 
hung to dry, open to the elements.

The ground floor rear of this building and the proposed 
new building alongside it are retained as office/studio 
spaces to enliven the streetscape at ground level. 

The interesting but complicated internal arrangement 
of the upper floors, with large double-height spaces, 
will be best preserved as a single private house. The 
much-altered adjoining barn building is proposed to 
be demolished and replaced with a new building whose 
form shadows the double gable of the Drying House, 
providing a row of four terraced houses.
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Holt Tannery: Leather Factory
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The Leather Factory to the west of the site consists of 
a perimeter of modest two storey barn-type buildings, 
much-altered, concealing a large single-storey factory 
building under a mid-twentieth century, top-lit sawtooth 
roof, gabled to Brook Lane. It was here that the leather 
skins were split and  then cut into domestic products 
for sale.

The storage barn to the north of this block is probably 
the oldest building on the site, its skin much altered 
but its overall form is still legible.

The perimeter barn buildings will be retained and 
refurbished as workshop/studios, with windows onto the 
central pedestrian street providing the opportunity for 
display. The Factory building will be retained relatively 
untouched and used as light industrial units with the 
possibility of a showroom space. The barn to the north 
will be stripped to become the site for an open-plan 
café.
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Holt Tannery: Materials

a. Corrugated steel

d. Existing Bath limestone maintained

b. Lime Slurry bricks

e. New stone pavement

c. Steel balconies

f. Existing red brickwork maintained

Holt lies in transition between the limestone of Bradford-on-Avon  miles to the west and the predominantly brick 
Trowbridge/Melksham miles to the east. Older buildings centred around the church and green to the west of Holt are 
typically in stone, later buildings in the C19th and C20th extension of the village to the east are predominantly in brick.

The buildings on the site are predominantly of the local Bath limestone, both random-coursed and cut, with red brick to 
the lesser and later buildings. Buildings adjoining the site are both in stone and brick, with modern industrial buildings 
in metal.

It is some time since stone was the most economical building material for industrial buildings. Accordingly proposed 
alterations and new buildings adjacent to the industrial core are faced in corrugated metal sheeting. Existing roofs will 
be relaid or repaired in tile to match existing.

Housing a little distance away is in a rough, buff brick, over-pointed to give a monolithic effect, and so combining, as in 
Holt generally, the mass and tone of stone with the use of brick. Housing in the outline area of the application is 
proposed in brick under a lime slurry, and with pitched zinc roofs to the furthest houses to tie them materially to the site 
as a whole.
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In conclusion, this planning application seeks approval for a mix of employment and residential uses with 
associated amenity, squares and roads. The layout has undergone a rigorous and iterative design process 
having regard to the physical site constraints of topography, surface water run-off, ecology, heritage and 
landscape. The layout is arranged to accord with the context of the surrounding developments.  

Hard surfaced areas of tarmac are kept to a minimum, and limited use of high quality kerbs, edgings and 
transition strips provide only necessary demarcation to ascertain boundaries ownership or vehicular 
movement. Trees and shrubs within the street scene are used to soften the public realm, and native shrubs 
for foraging wildlife supports-ing established ecology. Architectural characteristics draw upon traditional 
features of the old Tannery buildings to produce a scheme that fits into the context. 

This application brings forward a detailed scheme of high quality, sustainable design, taking into 
consideration factors across all site having regard to planning constraints.

Holt Tannery: Conclusion


