
Interim Sustainability Appraisal  
Annex II – Principal Settlements: Site Assessments

January 2021



1 
 

Interim Sustainability Appraisal Report 

Annex II – Principal Settlements: Site Assessments 
 

 

 

Chippenham sites - Page 2 

 

Salisbury sites - Page 75 

 

Trowbridge sites - Page 164 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



2 
 

SA Annex II - Chippenham Principal Settlement: Sites Assessment 

 

Chippenham Site Number and SHELAA ref(s): Site 1 (SHELAA site(s) 455, 506b, 3092, 458, 3354) 
Site size: 243.98 ha   Site capacity: approximate range 6100 - 8539 dwellings 
Site description: This is a significant sized site located to the east of Chippenham, partly adjacent to the Chippenham settlement boundary to the west of the site and extending out into open 
countryside south of Tytherton Lucas and west of Derry Hill and Studley. It is predominantly made up of greenfield agricultural land in arable and pasture uses. The western part of the site is adjacent to 
the Rawlings Farm development allocation and existing residential development at Monkton Park and off London Road. The south of the site is adjacent to Abbeyfield School and Stanley Park sports 
fields. The site is bounded by the River Avon, River Marden and Pudding Brook in the west and north. The old route of the Wilts & Berks canal borders the site in the south and the old Chippenham 
Branch route of the canal runs across the middle of the site. The North Wiltshire Rivers route (cycle path) passes through the site, as do major power lines.  

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential 
adverse impacts of 
development on local 
biodiversity and 
geodiversity? 
 

The site is made up of agricultural land; predominantly pasture, with isolated farmsteads. The River Marden defines the northern boundary and the River Avon defines the 
boundary to the west. Field boundaries include some hedgerows but these have largely been replaced by fencing or gaps between fields. Some hedgerow trees are present, but 
the dominant trees are the willows along the banks of both rivers. Small watercourses and hedgerows form linking habitat north to south through the area, including the Pudding 
Brook in the east. Floodplain grazing marsh alongside the R. Avon and the R. Marden is a significant feature of this area, which could be important for wading /wintering birds. 
The North Wiltshire Rivers Route (cycleway) is partially important (wooded corridor at the western end). 
A buffer of at least 100m will be required between the sensitive features described above and the edge of any development, including infrastructure. These buffer zones could 
be incorporated into Green Infrastructure for the site as a whole, as long as habitat connectivity for great crested newts, birds, bats and other small mammals is maintained 
throughout the wider local landscape. Inclusion of buffer zones as above will reduce the size of the developable area. Infrastructure to connect to existing development must 
also avoid severing primary connectivity between habitat areas. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

There are two ecological designations associated with the site, including Stanley Abbey Farm Meadows (beyond Pudding Brook and disused canal on eastern edge of site) and 
the River Avon CWS (adjacent to western edge of site). Priority habitats include running water (River Marden, River Avon and Pudding Brook) and Inland Waterways (disused 
Wilts & Berks canal segments) and small woodlands and hedgerows.  
A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design of this site should ensure that habitat creation provides connectivity to 
adjacent or nearby habitat areas.  

3. Ensure that all new 
developments protect 
Local Geological Sites 
(LGSs) from 
development? 

The Wiltshire Geology Group has a record of a SSSI of historical interest on the banks of the River Avon at Kellaways, approx. 2km north of this site. This is the type locality for 
the Jurassic Callovian Stage and the Kellaways Rock can be seen - a calcareous sandstone yielding well-preserved fossils. This may occur on river banks that border this site 
although unlikely to be directly affected by development. A wide Green Infrastructure corridor would need to be maintained along the River Avon between this site and 
residential development to the west which could also help protect any other examples of this geology. 
 

4. Aid in the delivery of a 
network of 
multifunctional Green 
Infrastructure? 
 

Wide GI corridors are needed associated with River Avon, River Marden and Pudding Brook (100m buffer zones). Buffers will be required between the sensitive features 
described above and the edge of any development, including infrastructure. These buffer zones could be incorporated into Green Infrastructure for the site as a whole, as long 
as habitat connectivity for great crested newts, birds, bats and other small mammals is maintained throughout the wider local landscape. The cycleway could be enhanced as a 
green corridor for wildlife, linking the river in the west to CWS woodlands in the east. The southern boundary adjacent to existing residential development could be enhanced 
and used to re-connecting habitats to Pudding Brook further to the east. The floodplain could be enhanced by reducing the intensity of management, creating /restoring drainage 
features and increasing the diversity of wetland habitats. Old Wilts & Berks canal route runs along part of southern boundary of this site – opportunity to restore significant 
stretch as part of plans by Wilts & Berks canal trust – this would have biodiversity, health and wellbeing, recreational, tourism benefits etc. 
A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design of this site should ensure that habitat creation provides connectivity to 
adjacent or nearby habitat areas 

Assessment outcome (on balance): Minor adverse effect 
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Summary of SA Objective 1 

• Important features of the site include the River Avon and River Marden and their associated floodplain grazing marshland, Pudding Brook and small woodlands and hedgerows.  

• There are two ecological designated assets - Stanley Abbey Farm Meadows and the River Avon CWS.  

• Priority habitats include running water, Inland waterways (disused Wilts & Berks canal segments) and complexes of unimproved and semi-improved neutral grassland pasture.  

• Key biodiversity sensitive areas are considered to be the River Marden, Pudding Brook and the River Avon CWS.  

• There is scope for mitigation. A buffer of at least 100m will be required between the sensitive features described above and the edge of any development, including infrastructure. These buffer zones 
could be incorporated into Green Infrastructure for the site as a whole.  

• Areas of planted wet woodland would be appropriate in wetter areas near to watercourses and would provide stepping stones for connectivity between established woodland areas. 

• The existing North Wiltshire Rivers Route provides an opportunity for additional GI to benefit people and wildlife.   

• A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design of this site should ensure that habitat creation provides connectivity to adjacent or nearby 
habitat areas 

• Overall, given the effects discussed above, minor adverse effects are considered likely against this objective.  

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient 
use of land? 
 

It is considered that the development of this site would be capable of delivering appropriate densities, and therefore helping to make efficient use of land, in line with local 
planning policy and available evidence.  
Development density will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required due to the site’s size and location 
extending out into open countryside, proximity to river corridors which will require protection and views in/out of the site, particularly from the north and east. 

2. Maximise the reuse of 
Previously Developed 
Land? 

This site contains very little PDL. There are several farms with associated farmyards and buildings, but the majority of the site is agricultural land. Opportunities for maximising 
PDL are therefore limited.  

3. Encourage 
remediation of 
contaminated land? If so, 
would this lead to issues 
of viability and 
deliverability? 

This site is located primarily on greenfield, agricultural land which has not been developed before and unlikely to be contaminated. There are two farmsteads within the site 
where localised contamination may be an issue. However, on the basis of available evidence, it is considered unlikely that remediation measures would be required for most of 
this site in order to facilitate development. If subsequent evidence becomes available which suggests that there may be land contamination, an assessment would be required 
as part of any future planning application to establish a remediation and mitigation strategy. 
 

4. Result in the 
permanent loss of the 
Best and Most Versatile 
Agricultural land (Grades 
1, 2, 3a)? 

Evidence shows the vast majority of this site consisting of Grade 3 BMV agricultural land. There is no differentiation between Grades 3a and 3b so further assessment may be 
required. Development of this site would lead to a significant loss of medium quality agricultural land. Where possible, any development on this site should be located to reduce 
the loss of BMV, with development of lower quality land instead. Given the likely scale of development, significant adverse effects would be anticipated. 
 

5. Lead to the 
sterilisation of viable 
mineral resources? If so, 
is there potential to 
extract the mineral 
resource as part of the 
development? 

The upper most northern part of the site sits within a Mineral Safeguarding Area (MSA) - Bristol Avon sand and gravel MSA. However, the impact would be minimal given the 
relatively small area of the site that sits within the MSA. This impact could be overcome through mitigation, such as extraction of mineral prior to development. However, the 
impact of working the site and the land required for stand-off between quarry and residential development should be noted should prior extraction occur. 
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6. Support the provision 
of sustainable waste 
management facilities 
and include measures to 
help reduce the amount 
of waste generated by 
development through 
integrated recycling 
infrastructure? 

This is a large site and it is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and design of 
development. The nearest Household Recycling Centre to this site is just off J17 of the M4 some 9km away, with the Calne Household Recycling Centre some 11km away, so 
enabling sustainable waste management on-site would be the most effective and beneficial.  
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 2 

• A very large greenfield site containing mostly agricultural land of mostly Grade 3 quality. Very little previously developed land present. 

• Site would be capable of delivering appropriate densities but will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required. 

• Contaminated land unlikely as majority of site is agricultural land. 

• A relatively small part of the site sits within the Minerals Safeguarding Area so impacts overall would be minimal. 

• It is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and design of development. 

• Overall, given the significant size of this site and likely scale of loss of greenfield, agricultural land of medium quality, moderate adverse effects are likely against this objective where mitigation would 
be problematic. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, 
ground and drinking 
water quantity/ quality? 
 

This site is entirely covered by Source Protection Zone 2c, which is an extension to the Outer Protection Zone. Therefore it does not require an assessment as to whether it 
poses an unacceptable risk to the source of supply. Some zones are extended because activities below the surface, such as deep drilling, could create pathways for pollutants 
to enter the groundwater. Zone 2 is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based loosely on consideration of the minimum time 
required to provide delay, dilution and attenuation of slowly degrading pollutants. The site is not covered by Drinking Water Protected Areas or Drinking Water Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses.  
Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from impermeable surfaces. As this site covers a 
Source Protection Zone, the extent to which Sustainable Drainage systems can be used may be affected.  

2. Direct development to 
sites where adequate 
water supply, foul 
drainage, sewage 
treatment facilities and 
surface water drainage is 
available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Chippenham. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) no improvements are required, 
meaning the STW can cope with the planned capacity. This is subject to further detailed review.  
Although it is thought that the local STW could cope with capacity, it is very probable that this site will require significant investment in water, sewerage and drainage 
infrastructure to serve this level of development. There is no evidence to suggest that development of this site for housing and/or employment could not be supported by 
adequate infrastructure to cope with demand. It would need to be confirmed whether any network reinforcement is necessary to maintain satisfactory service levels. Where the 
pressure exerted by new housing and/or employment development could lead to capacity issues, on the current system (not just the STW), suitable and timely investment would 
need to be agreed between the developer(s) and the relevant utilities companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• The site is covered by an extension to Source Protection Zone 2 meaning there is a 400-day travel time from pollutant to source. 
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• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such as attenuation and infiltration may be limited.  

• Consultation with the Environment Agency may be required to determine the likely effects of development near a Source Protection Zone. 

• The site does not cover a Drinking Water Protected Area or Drinking Water Safeguard Zone.  

• According to Wessex Water, it is thought that the STW that serves Chippenham can cope with the increased capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, given the increased demand on water resources, and the location within Source Protection Zone 2c (an extension to SPZ Zone 2), minor adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, 
odour, and vibration? 
 

The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including noise, light and vibration – both during 
construction and operational phases. The level of transport infrastructure needed will also be significant, which is likely to increase levels of noise, light and vibration. 
Development will be taking place in an area which is currently open countryside, in agricultural use and with few roads or buildings.  
Mitigation measures could include locating higher density development nearer to existing built-up parts of Chippenham with lower density development located nearer to 
surrounding rural areas, minimising levels of light pollution through sensitive design and layout and locating new highways infrastructure so as to reduce noise, light and 
vibration levels on surrounding settlements. The river corridors on the edges of this site will need to be protected from noise and light pollution by leaving wide, dark 
undeveloped buffer zones to benefit wildlife. 
The site contains a number of working farms (including the keeping of livestock) with other possible associated commercial activity. As such there is a potential for both noise 
and odour. Developers will need to carry out noise and odour impact assessments in order to determine whether the noise/odour impacts are significant. It is very likely that in 
order to provide sufficient mitigation, there will need to be adequate physical separation of residential next to these farms/commercial areas. 

2. Reduce impacts on 
and work towards 
improving and locating 
sensitive development 
away from areas likely to 
experience poorer air 
quality due to high levels 
of traffic and poor air 
dispersal? 

This is a large site extending out into open countryside. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from 
any new highways infrastructure needed to serve the development.  
The centre of Chippenham has shown elevated levels of Nitrogen dioxide close to the annual mean objective, particularly in the vicinity of Station Hill. There is a strong potential 
that an AQMA would be required in this area. Development of this site is likely to increase traffic entering the town network to access facilities and shops and to reach other 
destinations more generally. In order to mitigate / prevent this risk, applications/ master plans should contain measures to reduce or prevent this or for CIL/S106 contributions to 
enable the Council to put in place measures to reduce or prevent this. The availability of a range of reliable and accessible sustainable transport options will be required to help 
avoid significant impacts on local air quality. 

3. Lie within a 
consultation risk zone for 
a major hazard site or 
hazardous installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, the site contains a number of working farms. Developers will need to carry out noise impact assessments and odour assessments in order to 
determine whether the noise/odour impacts are significant. It is very likely that in order to provide sufficient mitigation, there will need to be adequate physical separation of 
residential next to these farms/commercial areas. 
 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 4 

• The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including on air quality, noise, light and vibration. 

• The river corridors on the edges of this site will need to be protected from noise and light pollution by leaving wide, dark undeveloped buffer zones to benefit wildlife. 

• The site contains a number of working farms with other possible associated commercial activity - as such there is potential for both noise and odour. 

• Impacts on local air quality will arise from a significant increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the development.  

• The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant impacts on local air quality. 
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• Overall, given the significant size of this site and the likelihood that activities within new development will have noise, air, light and vibration impacts, moderate adverse effects are considered likely 
against this objective where mitigation would be problematic. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of 
renewable energy 
opportunities, including 
low carbon community 
infrastructure such as 
district heating? 
 

A site of this size has the potential to produce significant amounts of greenhouse gases through the construction and occupation of the development. However, mitigation 
measures can be applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site 
renewable energy and delivering sustainable transport.  
It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space. Low carbon community 
infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from 
developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities 
for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers. 

2. Be located within 
Flood Zones 2 or 3? If 
so, are there alternative 
sites in the area within 
Flood Zone 1 that can be 
allocated in preference 
to developing land in 
Flood Zones 2 and 3? 
(To be determined 
through the application 
of the Sequential Test). 

It is considered possible for all new development to be located within Flood Zone 1. 11% of the site is unsuitable for "more vulnerable" development such as housing as it is in 
Flood Zone 3b. 17% may also be unsuitable, due to being too high risk, subject to the exception test. The areas of significant and moderate flood risk are in proximity to the 
River Avon, River Marden and Pudding Brook (to the west, north and east of the site).  
Eight watercourses in total are near to or on the site and although not all present a flood risk, they could affect where development can be located.  
Wide buffer zones should be left adjacent to the River Avon, River Marden and Pudding Brook with significant biodiversity enhancement and Green Infrastructure. This would 
result in the loss of developable land. Consideration should be given to sequentially planning the development of the site to ensure that the risk of flooding is alleviated. Further 
detailed modelling work (SFRA Level 2) may be required to substantiate which parts of the site can be developed without risk of flooding from fluvial sources. 

3. Minimise vulnerability 
to surface water flooding 
and other sources of 
flooding, without 
increasing flood risk 
elsewhere? 
 

There is significant flood risk to some of the site associated with both fluvial and pluvial surface water flooding, which may be exacerbated by climate change. There is minimal 
risk posed to the site from groundwater which suggests a surface water drainage strategy could be used on this site which uses extensive SUDs mechanisms. Vulnerability 
could be further minimised using flood defences and buffer zones.  
The highest fluvial risk on site, located in Flood Zone 3b (5% chance of flooding each year) covers 11% of the site. This is the area around Hardens Farm and New Lease Farm 
and then spreading out to the east. The highest pluvial risk on site (1% chance of flooding each year) covers 12% of the site and follows a similar pattern to the fluvial risk. 
Another area of pluvial flood risk is land north of Stanley Lane and the land around Green Lane Farm. Although development could avoid these areas and avoid risk, it may 
worsen the risk elsewhere if surface water isn’t managed sustainably.  
Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. A detailed Flood 
Risk Assessment and Surface Water Drainage Strategy would be required to identify and mitigate flood risk and to ensure flood risk isn’t worsened elsewhere. Further detailed 
modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development 
that is capable of 
adapting to the predicted 
effects of climate 
change, including 
increasing temperatures 
and rainfall, through 
design e.g. rainwater 
harvesting, Sustainable 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water supply, 
biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate appropriate 
measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid increased vulnerability 
to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is anticipated that Wiltshire will 
experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. Development would need to include 
adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant planting and for generally more resilient 
buildings and spaces (general design and robust materials). 
The significant size of this site will allow for the provision of large areas of open space, but much of what is currently greenfield agricultural land will be developed. Enough land 
would need to be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates 
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Drainage Systems, 
permeable paving etc? 

equalling or bettering current greenfield infiltration rates. Minimal impact from groundwater levels allows for increased opportunity to use SUDs features. Areas currently at risk of 
fluvial flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.  
 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 5 

• This is a large site, the majority of which is in Flood Zone 1 

• Areas of significant and moderate flood risk are associated with the River Avon, River Marden and Pudding Brook to the west, north and east of the site. This means 17% of the site is potentially 
undevelopable. There is minimal risk posed to the site from groundwater 

• Other, less significant watercourses traverse the site however these are not thought to pose a flood risk.  

• Wide buffer zones should be left adjacent to the watercourses with significant biodiversity enhancement and Green Infrastructure 

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere 

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 

• It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space, and it is considered that any future 
development could incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this significant sized site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is thought that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. It is considered possible for new development to be in flood zone 1. However, given that there is some flood risk to the site, and that development could worsen flood 
risk elsewhere, minor adverse effects are likely where mitigation would be problematic.  

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the 
development of 
renewable and low 
carbon sources of 
energy? 

This site is of a considerable size and as such presents significant opportunities to support energy generation from renewable and low carbon sources. To help to increase the 
use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of 
connecting to the local 
Grid without the need for 
further investment? 

It is thought that a site of this size could require significant further investment to reinforce the grid to cope with the increased demand that would be required, and this may entail 
significant costs. At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, however according to the Swindon and Wiltshire Local Energy Strategy 
(2018) the Chippenham BSP is not currently capacity constrained but could become so due to large load increases and are projected to become so within the next 4 years.  
The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to 
reinforce the network. However, it is not known how the site will be brought forward - if the site was able to support itself then much of this cost could possibly be reduced. 

3. Create economic and 
employment 
opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable significant economic and employment opportunities in sustainable green technologies. There are parts of the site that could 
be suitable for renewable and low carbon energy sources and supporting infrastructure. There are also possibilities for development to draw its energy supply from 
decentralised, renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 
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4. Deliver high-quality 
development that 
maximises the use of 
sustainable construction 
materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout the 
development. 

5. Deliver energy 
efficient development 
that exceeds the 
minimum requirements 
set by Building 
Regulations?  

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
 

Summary of SA Objective 6  

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create economic 
and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is thought that significant investment could be required in the future to reinforce the grid to cope with increased demand, and this may entail significant costs.  

• The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need investment to reinforce the network. 

• If the site were to be bought forward with its own self-supporting local network through renewable energy generation, these costs could be significantly less.  

• Overall, given the opportunity for future renewable energy generation, but considering the potential need for significant investment in the grid, minor positive effects are considered likely against this 
objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and 
enhance World Heritage 
Sites, Scheduled 
Monuments, Listed 
Buildings, the character 
and appearance of 
Conservation Areas, 
Historic Parks & 
Gardens, sites of 
archaeological interest 
and, where appropriate, 
undesignated heritage 
assets and their 
settings?  

Conservation - development of this site has the potential to impact on the following assets: Grade II Hither Farm Cottage (and associated non-designated Hither Farm), 
Middle Farm, Grade II Scott's Mill Farm and site of former mill, Grade II listed bridge on the River Marden, setting of Grade II listed Hardens Farm, Tytherton Lucas CA, 
non-designated New Leaze Farmstead, former Calne Railway line, Grade II Hither Farm Cottage, Middle Farm and Pound Farm, route of former canal, setting of Grade I 
Bowood RPG, separate character of Old Derry, setting of Grade II listed Gate Farmhouse (formerly Old Turnpike Farm), Grade II listed cemetery gates and lodges and 
milestone and Grade II Gate Farmhouse. 
The range of potential impacts is significant and will require further more detailed assessment. Mitigation for impact on the various assets in terms of buffers is not 
contiguous and therefore likely to result in reduction in capacity. Overall, moderate adverse effects are likely with mitigation problematic but achievable. 
Archaeology – the site includes various archaeological features of high and medium value, including two areas containing potential settlement features in the northern 
portion of the site, medieval settlement east of hither farm (NW of the site) and several ditches and pits (NE area of the site). There are various low value remains, such 
as ridge and farrow earthworks, former railway line, post medieval fishponds, etc. The site is also within the 100m buffer of several more low value features, including a 
disused canal, former canal bridge, post medieval Monkton Park boundary. Following further investigation, mitigation could include avoidance of high value archaeological 
remains across the site where preservation in situ is likely to be required. Mitigation strategy could include preservation and potential management strategy.  
Historic Environment - the site is characterised as C21 and Post medieval to C21 fields, where former piecemeal field character is partially legible due to retention of 
some field boundaries. Overall, not highly sensitive.  Survival of Post Medieval field patterns reflecting piecemeal enclosure legible in parts of the site – very low risk. 
Potentially extant water meadow character in the western edge of the site – moderate risk. Continuity of surrounding network of landscape character – very low risk.  
Further research is likely needed to identify survival of ridge and furrow earthworks and water meadows, possibly via site survey, in the western site area. 
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2. Maintain and enhance 
the character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into 
account, where 
necessary, the 
management objectives 
of Conservation Areas? 

In accordance with national policy/local policy, the development of the site for housing could deliver housing that maintains and enhances the distinctiveness of settlements 
through high quality design.  
No details of any potential future development scheme or design and layout are currently known.  
Development of the site would have the potential to appropriately protect and enhance designated heritage assets according to their significance. Whilst the site is located near 
to conservation areas and there are several listed buildings in the vicinity, it is considered that development has the potential for appropriate mitigation measures to safeguard 
the historic environment of the site and it’s immediate surroundings. 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 7 

• Development of this site has the potential to impact on a range of designated and non-designated assets 

• The range of potential impacts is significant and will require further more detailed assessment. Mitigation for impacts on the various assets in terms of buffers is not contiguous and is therefore likely to 
result in a reduction in capacity across the site 

• The site includes various archaeological features of high and medium value 

• The site is characterised as C21 and Post medieval to C21 fields, where former piecemeal field character is partially legible due to retention of some field boundaries. Overall, the historic environment 
is not highly sensitive.   

• Overall, likely effects are considered to be moderate adverse with mitigation likely to be achievable but problematic. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on 
and, where appropriate, 
conserve and enhance 
nationally designated 
landscapes e.g. National 
Parks and AONBs and 
their settings? 

The North Wessex Downs AONB is approximately 6km to the southeast of this site. Cotswolds AONB is approximately 5.5km to the west. Close Wood Ancient Woodland lies 
approximately 900m southeast and Bowood Registered Park and Garden (Grade I) lies approximately 1.5km southeast of the site. Likely effects on nationally designated 
landscapes are not considered to be significant. 
The site lies to the east of Chippenham, to the northwest of the suburbs of Pewsham and north of the A4 London Road into Chippenham.  It forms part of the wide valley of the 
River Avon sitting slightly elevated above the lower valley floor and is predominantly flat with rounded hillocks, rising to approximately 72m AOD south of Hither Farm and 61m 
AOD at New Leaze Farm.  The site is bounded by the River Avon cutting through lower lying land to the west, and to the north by the River Marden (tributary to the River Avon). 
The River Marden denotes the edge to the expansive lower level flat valley floor floodplain/riparian landscape that extends to the north. The site is characterised by small to 
medium sized fields bounded by low hedgerows and fence lines with very occasional hedgerow trees, with some evidence of piecemeal enclosure. 
The site has a predominantly rural open character with some urban fringe characteristics more evident south of the disused railway line closer to Chippenham and the A4 road. 
The site is influenced by built form on rising slopes to the west (residential areas at Riverside Drive) and south (residential areas at Hardens Mead) with Abbeyfield School and 
the Sports Ground also adjoining the site along its southern edge. This, in combination with some absent and weak field boundary hedgerows with few hedgerow trees suggest 
that this is a landscape in decline.   

2. Minimise impact on, 
and enhance, locally 
valued landscapes 
through high quality, 
inclusive design of 
buildings and the public 
realm? 

This is an undesignated landscape that contains occasional features of cultural and heritage value, including the disused railway and canal and scattered listed farm buildings 
and cottages within and in close proximity to the site.  It is a relatively ordinary, rural landscape with some distinctive characteristics such as the tree-lined rivers. There is a 
strong sense of separation from the urban area, particularly in the east of the site created by riparian vegetation, low-lying landform including public open space along the River 
Avon and hillocks in the east of the site. The scattered farmsteads and field boundary features contribute to the local sense of place, with occasional intrusions from more urban 
elements including modern built form such as Abbeyfield School and major electricity infrastructure along this edge of Chippenham. The landscape is considered to be in 
generally moderate condition.  
Scope for mitigation 
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• Avoid development on higher landform where it would be prominent in the wider landscape; 

• Limit development in close proximity to the River Avon and River Marden corridors to retain a strong landscape buffer to the settlement edge; 

• Retain and manage hedgerows, trees and woodland areas as part of a mature landscape framework; 

• Retain rural views along key public rights of way and particularly open views across the river valley and southeast towards the limestone ridge; 

• Retain the character and separate identity of the rural settlements of Tytherton Lucas and Stanley to the north and east of the site respectively and the rural character of 
Stanley Lane approaching Chippenham;  

• Create green-blue corridors as part of a strategic network, along the rivers to protect the rural landscape setting and existing outlying rural settlement identity and 
contribute to biodiversity; 

• Avoid development that would preclude the restoration of the Wilts & Berks Canal (impact upon its protected route). 

3. Protect and enhance 
rights of way, public 
open space and 
common land? 

There is no public open space or common land within this site but there are a number of public rights of way that will need to be protected and enhanced and significant 
opportunities to create new rights of way both into Chippenham and out into the open countryside, along with significant areas of public open space. The tree-lined courses of 
the two rivers to the north and west, Pudding Brook to the east, the western end of the disused railway line, and the route of the disused Wilts and Berks Canal to the east of the 
site are distinctive local features, which contribute to treed skylines and form visual barriers at lower levels. Stanley Lane crosses through the middle of the site and is also lined 
on both sides by hedgerows and hedgerow trees.  
The historic alignment of the Wilts and Berks Canal is a safeguarded1 route and landscape feature extending along the southeast site boundary. A new alternative Wilts and 
Berks Canal branch line is planned through the site, running parallel to and north of the disused railway line, extending west to meet the River Avon, which could provide 
significant recreational, biodiversity and health benefits. 
The North Wiltshire Rivers Route (NWRR) forms part of National Cycle Route 403, which cuts through the northern part of the site, and follows the line of the former Great 
Western Railway branch line between Calne and Chippenham.  A number of public rights of way cross the site, linking Chippenham to outlying rural settlements 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 8 

• Likely effects on nationally designated landscapes are not considered to be significant. 

• The site has a predominantly rural open character with some urban fringe characteristics more evident. The site is influenced by built form on rising slopes to the west (residential areas at Riverside 
Drive) and south (residential areas at Hardens Mead) with Abbeyfield School and the Sports Ground also adjoining the site along its southern edge. This, in combination with some absent and weak 
field boundary hedgerows with few hedgerow trees suggest that this is a landscape in decline.   

• This is an undesignated landscape that contains occasional features of cultural and heritage value, including the disused railway and canal and scattered listed farm buildings and cottages within and 
in close proximity to the site.  It is a relatively ordinary, rural landscape with some distinctive characteristics such as the tree-lined rivers.   

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an 
appropriate supply of 
affordable housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Chippenham affordability ratio is 4.16. This is lower than the Wiltshire average of 4.76 
based on the same dataset. The record of delivery of homes in the Town has been below planned levels over the WCS plan period. Existing WCS plan policy requires 30% 
affordable housing to be delivered on this site, but current rates of house building and the proportion of affordable housing delivery at the Town suggest that achieving these 
levels may be difficult for the settlement in its entirety. This is a very large site that could deliver up to 8500 new homes. There are no known constraints to affordable housing 
delivery on this site.  

2. Support the provision 
of a range of house 
types and sizes to meet 

There are three areas within the site (two in the eastern part and one close to the western boundary) that have contours at greater than 1:20 gradient. However, the remaining 
area of level ground is substantial and there is significant potential for wide ranging housing delivery. There is no known reason why, in accordance with local plan policy and 

 
1 Wiltshire Core Strategy – Core Policy 53: Wiltshire’s Canals 
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the needs of all sectors 
of the community? 

national standards, development could not deliver a significant amount of high quality, sustainable homes of different types and tenures. The development of this site will have 
significant benefits in terms of providing for the housing needs of a wide cross-section of the community. 
 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9  

• A scheme on this site is capable of delivering a high level of affordable housing alongside market homes.  

• Development on this site could deliver high-quality and inclusive design.  

• Homes of different types and tenures could be delivered as part of the development.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, major positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise 
opportunities for 
affordable homes and 
job creation within the 
most deprived areas? 
 

This site falls within an area where there are concerns relating to deprivation, as indicated by the Indices of Multiple Deprivation (IMD) 2019. Development at this site would 
create opportunities for better social cohesion. Housing development at a site of this size could significantly increase opportunities for people from a range of incomes and social 
backgrounds to access a range of house types, sizes and tenures and thereby help reduce deprivation and social exclusion in the area.  
The site has potential to deliver up to circa 8500 homes and could deliver a large number of affordable housing, helping to meet the needs of those on low incomes or who 
cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Chippenham area through housing provision, short-term construction jobs and a significantly larger 
workforce for local businesses. 
 

2. Be accessible to 
educational, health, 
amenity greenspace, 
community and town 
centre facilities which are 
able to cope with the 
additional demand? 
 

The western edge of this site is within cycling distance of the town centre, but walking would be more difficult. While parts of this site are 1km from the town centre boundary and 
within cycling distance from the town centre, other parts are over 3km away. There will need to be excellent sustainable transport options available to serve all parts of this site. 
A development of this size could and would need to incorporate sufficient public open space and amenity greenspace, as well as Green Infrastructure. There are opportunities to 
enhance the North Wilts Rivers Cycle Route into the town centre running through the site and to create walking and cycling routes along the River Avon into the town centre. 
Development of this site could generate between 793 and 1110 early years places, 1891 and 2647 primary places and 1342 and 1878 secondary places. There is no capacity to 
accommodate these places within existing schools in Chippenham. Abbeyfield secondary school is well connected to this site, however there is no existing capacity to 
accommodate development beyond that already planned. To accommodate the upper end of the range of dwellings this site, 6 2FE primary schools on sites of at least 2ha 
would be required on this site. These would need to accommodate a 60 place nursery. Additionally, seven 100 place full day care nurseries or smaller provisions would be 
necessary. A new 9FE secondary school would be required to support this site alongside post-16 provision. Due to the size of this site, it is likely that it would be able to support 
new schooling provision.  
This site is connected to existing GP provision at Lodge Surgery, which is undergoing internal redevelopment to increase capacity. Redevelopment of Chippenham Community 
Hospital was agreed as part of the Chippenham Site Allocations Plan, but this has not come forward. In 2016 and 2020 all but one of the GP surgeries in Chippenham were 
analysed as being subject to negative capacity gaps, with these being forecast to increase during the period up to 2026. The scale of development that could come forward on 
this site may be capable of bringing forward onsite healthcare facilities. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS 
health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support 
public health, civic, 

Due to the scale of this site, it would be capable of delivering a sizeable amount of public open space and additional community facilities, including the enhancement of 
BREM39, BREM38, BREM43, BREM44 and CHIP107. There is an opportunity to introduce community facilities/a community hub or local/district centre adjoining Abbeyfield 
Secondary School, adjoining the development of any schools required on site. Employment development would also create opportunities for public open space on site.  
New community, healthcare, education and recreational facilities will be required to serve a development of up to potentially 8500 homes on this site in locations that are 
accessible by sustainable modes of transport to all residents.  
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cultural, recreational and 
community functions? 

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to 
affordable local services 
for those living in rural 
areas without access to 
a car? 

Development of this site in Chippenham is unlikely to reduce rural isolation to any great extent as the housing will be located at Chippenham and will be meeting the needs of 
Chippenham primarily. However, new development could provide significant affordable housing for those people living in surrounding rural areas who cannot afford rural house 
prices and there may be new education, healthcare and community facilities which rural residents could access. Public transport services will need to be extended to serve this 
new development and this could also benefit people in rural areas. 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 10 

• Development at this site could create social benefits in an area where there are concerns relating to social deprivation.  

• The site could deliver a significant level of affordable housing alongside employment land, community facilities, public open space, amenity greenspace and services, such as schools.  

• There is the potential for development at this site to deliver onsite GP services or for sufficient contributions to be made for offsite provision.  

• There are existing PRoWs on or adjoining this site, which could be enhanced to produce social benefits. Additional opportunities to increase accessibility through sustainable modes of transport from 
all part of the site are likely to be apparent. 

• The level of development could bring forward new health, education, community facilities onsite to alleviate impacts on existing provision. Financial contributions will be required for offsite provision if 
this is deemed to be the last resort.  

• This site would be unlikely to lead to a significant reduction of rural isolation, but could have some benefits for rural communities. 

• Overall, a major positive effect is likely for this site.  

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in 
accessible locations, that 
reduce the need to travel 
and reduce reliance on 
the private car? 

The significant size of this site would suggest that a mixed-use development involving residential, employment and other uses could be achieved that may help reduce the need 
to travel. On-site employment, health, retail, education and other facilities would be required to reduce out-commuting and reduce impacts on existing roads.  
The site has good access to Abbeyfield secondary school and good access to existing employment areas, but partially weakened access to the town centre and public transport 
and weak access to Chippenham hospital. Langley Park employment area is approx. 1km to the north-west of this site. The provision of a local or district centre would need to 
be considered here that would meet some day-to-day basic needs, whilst not significantly adversely affecting trade in Chippenham town centre.  
 

2. Provide suitable 
access and not 
significantly exacerbate 
issues of local transport 
capacity? 
 

Given the location of the development and the insufficiency of the existing highway network to accommodate the likely significant generated demand, the development would 

require delivery of significant road infrastructure. The proposed development site would be likely to generate one-way traffic flow that exceeds 1800 vehicles per hour and hence 

two road network accesses (minimum) are required. The proposed development site may form an access with the A4 (London Road) only. Further access onto Stanley Lane 

should be avoided to avoid rat-running through insufficient networks and rural environments, and hence a further distributor road would be required to access other areas of the 

network. 

The development is of a scale that local constraints are varied and wide spread and will include capacity insufficiencies in the town centre and onto the Principal Road network. 

The site also requires access to two or more roads to accommodate likely generated traffic capacity. 

3. Make efficient use of 
existing transport 
infrastructure and 
promote investment in 
sustainable transport 

The scale of the development would produce a significant impact on the local highway network, which cannot currently be accommodated. The development site with links onto 
the A4 as the sole access network would not be considered workable without significant capacity enhancements and sustainable transport incentives. 
Pedestrian/Cycle: The site is crossed by a few PRoW which offer some opportunities to access some adjacent residential areas, rather than fully rely upon walking along the 
A4 to access the town. The railway station is approximately 2km walk from the site edge and the town centre, approximately 1km to the Market Place. With regards to cycle 
access, there are gaps in the network leading to the town centre and other destinations and these will need to be addressed. However, the scale of the proposal is large and 



13 
 

options, including Active 
Travel? 

hence for the majority of the site, sustainable access to the rail station, town centre and other services and facilities would be undertaken by bus transit as distances may be too 
long for regular commuting. 
Bus: The A4 accommodates the 55 Gold service, providing access to Calne, Swindon and the Town Centre. The A4 also accommodates other bus services. Notwithstanding 

this, the development site will require a multitude of new services to accommodate increased demand and avoid repatriation of existing services away from current demand. To 

maximise bus penetration and avoid congestion, the development should provide internal bus priority networks, including bus only expressways. 

Rail: The Rail Station is subject to 7 phases of proposed improvements, including improved accessibility, capacity, parking and development of surrounding land for commercial 

and residential uses. These works are necessary to accommodate current planned growth in Chippenham and further mitigation would be required to accommodate the likely 

extra train passengers generated by the proposed development. 

Service Vehicles: The A4 provides adequate access to the development site for Service vehicles, however congestion around the Town Centre and along the A420 corridor 

may prejudice links to destinations within Chippenham. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 11 

• The scale of the development would produce a likely significant impact on the local highway network, which cannot currently be accommodated. 

• Given the location of the development and the insufficiency of the existing highway network to accommodate the likely significant generated demand, the development would require delivery of 
significant road infrastructure. 

• The development site with links onto the A4 as the sole access network would not be considered workable without significant capacity enhancements and sustainable transport incentives. 

• The significant size of this site would suggest that a mixed-use development involving residential, employment and other uses could be achieved that may help reduce the need to travel. 

• For pedestrian and cycle access: the scale of the proposal is large and hence for the majority of the site, sustainable access to the rail station, town centre and other services and facilities would be 
undertaken by bus transit as distances may be too long for regular commuting. 

• For public transport (bus) access: the development site will require a multitude of new services to accommodate increased demand and avoid repatriation of existing services away from current 
demand. To maximise bus penetration and avoid congestion, the development should provide internal bus priority networks, including bus only expressways. 

• For rail usage: the Rail Station is subject to 7 phases of proposed improvements; these works are necessary to accommodate current planned growth in Chippenham and further mitigation would be 
required to accommodate the likely extra train passengers generated by the proposed development. 

• Site specific mitigation measures include: on-site employment, health, retail and education facilities to reduce out-commuting; bus service provision, internal bus priority (including bus only routes); 
completion of Rail Station capacity enhancements; A4 capacity enhancements; and delivery of an eastern relief road. 

• Strategic mitigation measures include: capacity enhancements through Calne Town Centre (as distribution along A4 will have implications for Calne) 

• Overall, likely effects of this development will be significant – a significant amount of new road and sustainable transport infrastructure will be required. Mitigation measures are likely to be achievable 
but problematic. Therefore, moderate adverse effects are likely overall against this objective. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality 
and viability of town 
centres (proximity to 
town centres, built up 
areas, station hub)? 

The western edge of this site is within cycling distance of the town centre, but walking would be more difficult. While parts of this site are 1km from the town centre boundary and 
within cycling distance from the town centre, other parts are over 3km away. When assessed as a whole this site has average connectivity to the town centre. Nevertheless, 
some parts of the site benefit from good accessibility to local facilities in Pewsham and Chippenham Town Centre. There will need to be excellent sustainable transport options 
available to serve all parts of this site to the town centre.  
 

2. Provide a variety of 
employment land to 
meet all needs, including 
those for higher skilled 
employment uses that 

A site of this size could deliver onsite employment land as part of a mixed-use development. This could incorporate a variety of uses to meet wide ranging needs. Development 
at this site could help to support existing employment areas, including Langley Park employment area. Development of the site would not lead to any loss of protected 
employment land and could support the provision of new employment. The site benefits from access to the A4, but opportunities should be taken to ensure all parts of the site 
are accessible by sustainable modes of transport, including extending existing public transport services to the town centre and to Langley Park. 
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are (or can be made) 
easily accessible by 
sustainable transport 
including active travel? 

3. Contribute to the 
provision of 
infrastructure that will 
help to promote 
economic growth, 
including opportunities to 
maximise the generation 
and use of renewable 
energy and low-carbon 
sources of energy? 

This site could provide significant new housing, including affordable housing, employment and community facilities and associated infrastructure that will help support the local 
economy and economic growth, including new highway infrastructure.  
This site is of a considerable size and as such presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the use and 
supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for 
suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply 
from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers. It is considered that a site of this size could 
enable significant economic and employment opportunities in sustainable green technologies. 

4. Promote a balance 
between residential and 
employment 
development to help 
reduce travel to work 
distances? 

A site of this size could provide mixed-use development that includes a balance of employment and residential land to meet a wide range of needs, including those arising from 
existing residential development off of London Road. This could help reduce the need to travel but there will still need to be significant investment in sustainable transport modes 
linking to the town centre and railway station for those people who work elsewhere. 
 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 12 

• While the west of this site is well related to the town centre for walking and cycling, sustainable transport improvements would be required to ensure sufficient access to the town centre and existing 
local facilities as part of any development on this site. 

• A development of this size could deliver a mixed-use development incorporating employment land. But, development and local population growth could also support existing employment land in 
Chippenham, such as Langley Park, given that sustainable transport linkages introduced to ensure access from all part of the site.  

• There will be opportunities to ensure that development at this site looks to enhance any existing local infrastructure as well as introducing new infrastructure onsite, additional opportunities to introduce 
renewable energy to the development should be pursued as part of creating economic opportunities within the development.  

• Overall, a major positive effect is likely to arise from development on this site for Objective 12. 

 

 

Chippenham Site Number and SHELAA ref(s): Site 2 (SHELAA site(s) 494, 809, 456, 3234) 
Site size: 249.27 ha   Site capacity: approximate range 6232 - 8724 dwellings 
Site description: This large site extends into open countryside south of Chippenham. It consists mainly of agricultural land. Avenue La Fleche, Pewsham Way and the A4 form the northern boundary. 
The River Avon forms the western and southern boundary of the site and much of the eastern boundary is bounded by the Avon Valley Walk. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

The site is predominantly made up of agricultural pasture land with woodlands and hedgerows. The River Avon CWS defines the western and southern boundaries of this 
area. The eastern site boundary is defined by the Wilts and Berks canal (now partly restored) and cycleway with mature trees on both sides of the canal. There are several 
small tributary watercourses crossing the site east to west, including Cocklemore Brook. The southern part of the site comprises extensive areas of floodplain grazing marsh, 
which could potentially be important for wading birds. This forms an important linear corridor of wetland habitats linking the River Avon with several other small linear features 
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 in the landscape to the north. Willow pollards alongside the canal may provide suitable roosting for bats, while a population of great crested newt is known to be breeding in 
the canal. Mortimores Wood CWS is located adjacent to the River Avon and forms an important part of a developing woodland corridor adjacent to the river. This includes 
recent broadleaved planting extending from Avenue La Fleche to the sewage treatment works. Species records include native and migratory birds, badger and bats.  
Intrusion onto the floodplain should be avoided as this area and the river provides a unique opportunity to provide a strategic wildlife corridor with many biodiversity benefits. 
The higher-lying land is not as constrained and could be developed sensitively to take account of important habitats and habitat connectivity. Habitat links to the north-
eastern part of the site into Area C are important. 
Potential for adverse impacts to water quality within Bristol Avon CWS and disturbance of wildlife using the riparian corridor (including a number of European Protected 
Species) and potential for habitat fragmentation to affect foraging and commuting birds, bats and other small mammals. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  
 

There are several ecological designations associated with the site and its surroundings, including Lackham Wood CWS, Mortimores Wood CWS, Bristol Avon River CWS 
and Middle Lodge Wood CWS. Priority habitats include running water and broadleaved, mixed woodland. 
Lackham Wood CWS (to immediate south of site) is Ancient Woodland and susceptible to air pollution, soil erosion, physical damage to trees and soil structure. Although 
privately owned there may be impacts from increased recreation within the woodland. NB, development within 50m of Ancient Woodland sites requires consultation with 
Natural England/Forestry Commission. A minimum 50m buffer will be required along the River Avon CWS and the Cocklemore Brook in order to retain and maintain 
connectivity of habitats for wildlife foraging and commuting.  
Create 50m buffers adjacent to both sides of all watercourses and to the protected route of the former canal. Any development should aim to retain and enhance all 
hedgerows and treelines, and to create habitat areas that connect existing habitat, especially woodland and riparian areas. The inclusion of the buffer zones is to ensure 
avoidance of impacts. In addition to this, mitigation for loss of pastoral land of relatively low ecological value could be provided through enhancement of retained features 
within individual sites. It is recommended that developers and their consultant ecologists use the Defra Biodiversity Metric 2.0 (currently a Beta version but available to use 
and continually updated throughout its development), to demonstrate that net gain for biodiversity can be achieved through good design and inclusion of new features with 
function for biodiversity. A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design of this site should ensure that habitat 
creation provides connectivity to adjacent or nearby habitat areas. Areas of planted wet woodland would be appropriate in wetter areas near to watercourses and would 
provide stepping stones for connectivity between established woodland areas.  

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

There are no LGS in proximity to this site which are likely to be affected by development. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

Create 50m buffers adjacent to both sides of all watercourses and to the protected route of the former canal. Any development should aim to retain and enhance all 
hedgerows and treelines, and to create habitat areas that connect existing habitat, especially woodland and riparian areas. The inclusion of the buffer zones is to ensure 
avoidance of impacts. In addition to this, mitigation for loss of pastoral land of relatively low ecological value could be provided through enhancement of retained features 
within individual sites. It is recommended that developers and their consultant ecologists use the Defra Biodiversity Metric 2.0 (currently a Beta version but available to use 
and continually updated throughout its development), to demonstrate that net gain for biodiversity can be achieved through good design and inclusion of new features with 
function for biodiversity.  
A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design of this site should ensure that habitat creation provides 
connectivity to adjacent or nearby habitat areas. Areas of planted wet woodland would be appropriate in wetter areas near to watercourses and would provide stepping 
stones for connectivity between established woodland areas.  

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 1 

• Ecological designations include Lackham Wood CWS, Mortimores Wood CWS, Bristol Avon River CWS and Middle Lodge Wood CWS 

• Priority habitats include running water and broadleaved, mixed woodland. 

• Priority areas of biodiversity sensitivity are the River Avon CWS and Cocklemore Brook, Lackham Wood CWS (to immediate south of site) and remnants of the Wilts & Berks Canal route along the 
eastern edge of the site. 
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• Potentially significant adverse effects include on water quality within Bristol Avon CWS and disturbance of wildlife using the riparian corridor (including a number of European Protected Species). Also, 
potential for habitat fragmentation to affect foraging and commuting birds, bats and other small mammals. 

• Scope for mitigation and potential opportunities include the following: 
- creation of 50m buffers adjacent to both sides of all watercourses and to the protected route of the former canal.  
- retain and enhance all hedgerows and treelines, and to create habitat areas that connect existing habitat, especially woodland and riparian areas.  
- mitigation for loss of pastoral land of relatively low ecological value could be provided through enhancement of retained features within individual sites.  
- minimum of 10% net gain for biodiversity required and overall layout and design to ensure habitat creation provides connectivity to adjacent or nearby habitat areas.  
- areas of planted wet woodland appropriate in wetter areas near to watercourses to provide stepping stones for connectivity between established woodland areas.  

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

It is considered that the development of this site would be capable of delivering appropriate densities, and therefore helping to make efficient use of land, in line with local 
planning policy and available evidence.  
Development density will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required due to the site’s size, location 
extending out into open countryside to the south and east of Chippenham, the presence of the River Avon and associated flood risk areas which will not be developable, 
presence of the Sewage Treatment Works and views in/out of the site, particularly from the east and south. 

2. Maximise the reuse of 
Previously Developed Land? 

This site contains very little PDL. There are several farms with associated farmyards and buildings, but the majority of the site is agricultural land. Opportunities for 
maximising PDL are therefore limited. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is located primarily on greenfield, agricultural land which has not been developed before and unlikely to be contaminated. There are several farmsteads within the 
site where localised contamination may be an issue. However, on the basis of available evidence, it is considered unlikely that remediation measures would be required for 
most of this site in order to facilitate development. If subsequent evidence becomes available which suggests that there may be land contamination, an assessment would be 
required as part of any future planning application to establish a remediation and mitigation strategy. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows the majority of this site consisting of Grade 3 BMV agricultural land, with some Grade 4. There is no differentiation between Grades 3a and 3b so further 
assessment may be required. Development of this large site would lead to a significant loss of mainly medium quality agricultural land. Where possible, any development on 
this site should be located to reduce the loss of BMV, with development of lower quality land instead. Given the likely scale of development, significant adverse effects would 
be anticipated. 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The northern most point and south western part of the site sit within the Bristol Avon sand and gravel Mineral Safeguarding Area. The potential impact on the resource may 
be high and the potential resource is likely to be substantially sterilised. A significant area of the site could be lost but constraints could be overcome through mitigation, such 
as extraction of mineral prior to development. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a large site and it is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and design of 
development. The nearest Household Recycling Centre to this site is just off J17 of the M4 some 9km away, with the Calne Household Recycling Centre some 10km away, 
so enabling sustainable waste management on-site would be the most effective and beneficial.  
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): Moderate (significant) adverse effect 
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Summary of SA Objective 2 

• A very large greenfield site containing mostly agricultural land of mostly Grade 3 quality, with some Grade 4. Very little previously developed land present. 

• Site is located primarily on greenfield land which has not been developed before therefore unlikely to be contaminated. The various farmsteads within the site may have localised contamination which 
will require further assessment. 

• The mineral resource within the site could be substantially sterilised but constraints could be overcome through mitigation, such as extraction of mineral prior to development. And such a loss would 
need to be considered against the potential benefits of developing the site.  

• It is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and design of development. 

• Site would be capable of delivering appropriate densities but will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required. 

• Overall, given the significant size of this site and likely scale of loss of greenfield, agricultural land of medium quality, and likely mineral sterilisation that would occur, moderate adverse effects are 
likely against this objective where mitigation would be problematic. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 

This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will still need to make suitable provision to protect and, 
where appropriate, improve local surface and groundwater quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and ensuring that 
runoff does not enter these watercourses.  
Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from impermeable surfaces. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Chippenham. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) no improvements are required, 
meaning the STW can cope with the planned capacity. This is subject to further detailed review. Although it is thought that the local STW could cope with capacity, it is very 
probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to suggest 
that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed whether 
any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could lead to 
capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones. 

• Development of the site would still need to make necessary provision to prevent harm or pollution to any surface or groundwater. This is particularly the case when designing Surface Water Drainage 
Systems.  

• According to Wessex Water, it is thought that the STW that serves Chippenham can cope with the increased capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demad.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 

• Overall, given the increased demand on water resources and the need to make necessary provision to prevent harm or pollution to surface or groundwater, minor adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 

The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including noise, light and vibration – both during 
construction and operational phases. The level of transport infrastructure needed will also be significant, which is likely to increase levels of noise, light and vibration. 
Development will be taking place in an area which is currently open countryside, in agricultural use and with few roads or buildings.  
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noise, light pollution, odour, 
and vibration? 

 

Mitigation measures could include locating higher density development nearer to existing built-up parts of Chippenham with lower density development located nearer to 
surrounding rural areas, minimising levels of light pollution through sensitive design and layout and locating new highways infrastructure so as to reduce noise, light and 
vibration levels on surrounding settlements. The River Avon corridor to the west and south of this site will need to be protected from noise and light pollution by leaving 
wide, dark undeveloped buffer zones that will benefit wildlife. 
The site contains a number of working farms (including the keeping of livestock) with other possible associated commercial activity. As such there is a potential for both 
noise and odour. Developers will need to carry out noise and odour impact assessments in order to determine whether the noise/odour impacts are significant. It is very 
likely that in order to provide sufficient mitigation, there will need to be adequate physical separation of residential next to these farms/commercial areas.  
The site is also close to sewage treatment works so there may be odour implications which will need to be investigated by the developer. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

This is a large site extending out into open countryside south of Chippenham. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage 
on existing roads and from any new highway infrastructure needed to serve the development.  
The centre of Chippenham has shown elevated levels of nitrogen dioxide close to the annual mean objective, particularly in the vicinity of Station Hill. There is a strong 
potential that an AQMA would be required in this area. Development of this site is likely to increase traffic entering the town network to access facilities and shops and to 
reach other destinations more generally. 
In order to mitigate / prevent this risk, applications/ master plans should contain measures to reduce or prevent this or for CIL/S106 contributions to enable the Council to 
put in place measures to reduce or prevent this. The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant 
impacts on local air quality. 
 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, the site contains a number of working farms. Developers will need to carry out noise impact assessments and odour assessments in order to 
determine whether the noise/odour impacts are significant. It is very likely that in order to provide sufficient mitigation, there will need to be adequate physical separation of 
residential next to these farms/commercial areas.  
The site is also close to sewage treatment works so there may be odour implications which will need to be investigated by the developer. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 4 

• The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including on air quality, noise, light and vibration. 

• The River Avon corridor to the west and south of this site will need to be protected from noise and light pollution by leaving wide, dark undeveloped buffer zones that will benefit wildlife. 

• The site contains a number of working farms (including the keeping of livestock) with other possible associated commercial activity - as such there is potential for both noise and odour. 

• The site is also close to sewage treatment works so there may be odour implications which will need to be investigated by the developer. 

• Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the development.  

• The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant impacts on local air quality. 

• Overall, given the significant size of this site and the likelihood that activities within new development will have noise, air, light and vibration impacts, moderate adverse effects are considered likely 
against this objective where mitigation would be problematic. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 

Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 

A site of this size has the potential to produce significant amounts of greenhouse gases through the construction and occupation of the development. However, mitigation 
measures can be applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on 
site renewable energy and deliveringsustainable transport.  
It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space. Low carbon 
community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
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 To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

It is considered possible for all new development to be located within Flood Zone 1. 14% of the site is unsuitable for "more vulnerable" development such as housing as it is 
in flood zone 3b, and a further 16% may also be unsuitable, subject to the exception test. The areas of significant and moderate flood risk are in proximity to the River Avon, 
to the west and south of the site. The site borders and is traversed by approximately 7 watercourses and although not all present a flood risk, they could affect where 
development can be located.  
Wide buffer zones should be left adjacent to watercourses with significant biodiversity enhancement and Green Infrastructure. Consideration should be given to sequentially 
planning the development of the site to ensure that the risk of flooding is alleviated. Further detailed modelling work (SFRA Level 2) may be required to substantiate which 
parts of the site can be developed without risk of flooding from fluvial sources. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 
 

There is significant flood risk to some of the site associated with both fluvial and pluvial surface water flooding, which may be exacerbated by climate change. There is 
minimal risk posed to the site from groundwater which suggests a surface water drainage strategy could be used on this site which uses extensive SUDs mechanisms. 
Vulnerability could be further minimised using flood defences and buffer zones. 
The highest fluvial risk on site, located in Flood Zone 3b (5% chance of flooding each year) covers 14% of the site whist the highest pluvial risk on site (1% chance of 
flooding each year) covers 14% of the site.  
Flood risk is highest in the area around the south of the site and the north eastern and western corners. There is also an area in the centre of the site, to east of Lower Lodge 
Farm which poses a high risk of pluvial flooding, associated with Cocklemore Brook. This would have to be addressed in a surface water drainage strategy. Although 
development could avoid these areas and avoid risk, it may worsen the risk elsewhere if surface water isn’t managed sustainably. Cumulative impacts have been scored 
medium. More stringent policy with regards the control of surface water discharges from new development is required. A detailed Flood Risk Assessment and Surface Water 
Drainage Strategy would be required to identify and mitigate flood risk and to ensure flood risk isn’t exacerbated elsewhere.Further detailed modelling work (SFRA Level 2) 
may be required.  

4. Promote and deliver 
resilient development that 
can adapt to the predicted 
effects of climate change, 
including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, taking into account the long-term implications for flood risk, 
water supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The significant size of this site will allow for the provision of large areas of open space, but much of what is currently greenfield agricultural land will be developed. Sufficient 
land would need to be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off 
rates equalling or bettering current greenfield infiltration rates. Minimal impact from groundwater levels allows for increased opportunity to use SUDs features. Areas currently 
at risk of fluvial flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.  
 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5  

• This is a large site, the majority of which is in Flood Zone 1.  

• Areas of significant and moderate flood risk are associated with the River Avon, to the west and south of the site. This means 16% of the site is potentially undevelopable. There is minimal risk posed 
to the site from groundwater. 
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• Other, less significant watercourses traverse the site however these are not thought to pose a flood risk. 

• Wide buffer zones should be left adjacent to those watercourses with significant biodiversity enhancement and Green Infrastructure.  

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere. 

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 

• It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space, and it is considered that any future 
development could incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this significant sized site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is thought that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. It is considered possible for new development to be in flood zone 1. However, given that there is some flood risk to the site, and that development could worsen flood 
risk elsewhere, minor adverse effects are likely where mitigation would be problematic. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is of a considerable size and as such presents significant opportunities to support energy generation from renewable and low carbon sources. To help to increase 
the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 
 

It is thought that a site of this size could require significant further investment to reinforce the grid to cope with the increased demand that would be required, and this may 
entail significant costs.  
At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, however according to the Swindon and Wiltshire Local Energy Strategy (2018) the 
Chippenham BSP is not currently capacity constrained but could become so due to large load increases and are projected to become so within the next 4 years.  
The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to 
reinforce the network. However, it is not known how the site will be brought forward - if the site was able to support itself then much of this cost could possibly be reduced. 

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable significant economic and employment opportunities in sustainable green technologies. There are parts of the site that 
could be suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?        

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
 

Summary of SA Objective 6 
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• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create economic 
and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is thought that significant investment could be required in the future to reinforce the grid to cope with increased demand, and this may entail significant costs.  

• The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need investment to reinforce the network. 

• If the site were to be bought forward with it’s own self supporting network through renewable energy generation, these costs could be significantly less.  

• Overall, given the opportunity for future renewable energy generation, but considering the potential need for significant investment in the grid, minor positive effects are considered likely against this 
objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

Conservation – there are possible impacts on several designated and non-designated assets, including: setting of Grade I Bowood RPG and setting of Grade II Pewsham 
House, separate rural identity of Old Derry, impact on understanding of former canal route including Pewsham Locks, non-designated farmsteads and cottages in agricultural 
landscape, Grade II Lackham House and its designed landscape, Rowden Conservation Area and setting of Grade II and II* listed buildings and scheduled moated site at 
Rowden Manor. 
Further detailed heritage assessment will be required. The setting of non-designated Forest Farm will require consideration and the route of the former canal should be 
respected and remain legible.The setting of non-designated Middle Lodge Farm and farm cottages will require consideration.  
The requirement to respect the setting of Lackham House is likely to preclude some or all development over the southern part of the site. Although not involving direct and 
clear 'substantial harm' the public benefit of development across this zone of the site appears highly unlikely to be such that it can outweigh the harm to the designated asset.  
The setting of the non-designated Lower Lodge Farm will require consideration.  
Part of the site lies within the conservation area and within the setting of the high status designated group at Rowden Manor. This has already been impacted by 
development permitted to the west and further development on this rising land is likely to contribute to cumulative impact. Although not involving direct and clear 'substantial 
harm' the public benefit of any significant scale of development in this further area appears highly unlikely to be such that it can outweigh the harm to the designated assets. 
Archaeology – the site is located within the 100m buffer of a Scheduled Monument, moated site and fishponds east of Rowden Manor (NHL: 1013876). Other high value 
features include, undated enclosures, ditches and pits indicating potential settlement remains. Medium value featues include, potential medieval deerpark and remains of 
Roman pottery. There are various features of low value, including ridge and furrow earthworks and disused canal, etc.  
Following further investigation, mitigation could include avoidance of high value archaeological remains across the site where preservation in situ is likely to be required. 
Mitigation strategy could include preservation and potential management strategy.  
Historic Environment - some parts of the site are considered to have highly sensitive historic landscape features, including post medieval meadows and a potential former 
deer park. A mitigation strategy could include avoidance of areas of highly sensitive surviving historic landscape character, specifically meadows along the west and NW 
border of the site and surviving historic landscape features such as field patterns, hedgerows and mature trees, particularly to the NE, within future development. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site for housing could deliver housing that maintains and enhances the distinctiveness of settlements 
through high quality design.  
No details of any potential future development scheme or design and layout are currently known.  
Development of the site would have the potential to appropriately protect and enhance designated heritage assets according to their significance. Whilst the site is located 
near to conservation areas and there are several listed buildings in the vicinity, it is considered that development has the potential for appropriate mitigation measures to 
safeguard the historic environment of the site and it’s immediate surroundings.  
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Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 7 

• There are possible impacts on several designated and non-designated assets. Further detailed heritage assessment will be required prior to any application. 

• The requirement to respect the setting of Lackham House is likely to preclude some or all development over the southern part of the site. 

• Part of the site lies within the conservation area and within the setting of the high status designated group at Rowden Manor. Further development on this rising land is likely to contribute to cumulative 
impact. Although not involving direct and clear 'substantial harm' the public benefit of any significant scale of development in this further area appears highly unlikely to be such that it can outweigh the 
harm to the designated assets. 

• Regarding archaeology, following further investigation, mitigation could include avoidance of high value archaeological remains across the site where preservation in situ is likely to be required. A 
mitigation strategy could also include preservation and a potential management strategy. 

• Regarding historic environment, some parts of the site are considered to have highly sensitive historic landscape features, including post medieval meadows and a potential former deer park. A 
mitigation strategy could include avoidance of areas of highly sensitive surviving historic landscape character. 

• Overall, moderate adverse effects are considered most likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

No AONBs, national parks or other nationally designated landscapes cover this area. The Cotswolds AONB is approx. 5.5km to the west of this site with the North Wessex 
Downs AONB approx. 6.5km to the southeast. Significant impacts on nationally designated landscapes from development are not anticipated.   
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 
 

The site forms part of the predominantly pastoral landscape that extends around the south and east of Chippenham, through the river valley. The site is characterised by 
small to medium, largely geometric fields bounded by low hedgerows with occasional hedgerow trees, with some evidence of historic enclosure pattern particularly in the 
northwest and towards the south of the site.  Mortimer’s Wood lies to the north west of the site, which may be a small remnant block of ancient woodland connected with the 
former Pewsham Forest. The site is crossed by Cocklemore Brook which joins the river to the south of the site. A number of field drains feed into this brook within the site 
from the north including some drains which are historically connected with the operation of the canal. A separate drainage system runs through the north of the site and 
discharges into the river north of the sewage works.  A new Riverside Park is being created around Rowden Manor to the northwest of the site, as part of the Southwest 
Chippenham Strategic Site Allocation to the west of the site.   
The site has a predominantly rural character with scattered settlement comprising numerous farmsteads most of which are accessed from a narrow no through road (Forest 
Lane).  Pewsham is a modern, suburban extension on elevated land.  It is conspicuous in part, although mature woodland along the southern edge, including field boundary 
hedgerows with many mature Oak trees within the site, provides a robust landscape buffer that effectively contains settlement and limits views of Chippenham’s urban edge 
to provide a sense of separation from wider countryside. A sewage treatment works lies to the west of the site, located adjacent to and elevated above the river and 
encompassed by hedgerows and trees. Modern farm buildings at Lower Lodge Farm are prominent on elevated landform above the river. A line of National Grid high voltage 
power lines supported on pylons also crosses the site south of Lower Lodge Farm towards London Road in the northeast of the site.           
This is an undesignated landscape with some connectivity to nearby cultural and heritage features. It is a generally simple rural landscape with some distinctive 
characteristics such as the riparian vegetation along the River Avon and historic hedgerow pattern that links with woodland that encompasses Chippenham to the north and 
Lackham House to the south. There is a strong sense of separation from the existing urban area created by the network of mature woodland, riparian vegetation and field 
boundary hedgerows that include mature and veteran Oaks. The landscape is considered to be in generally good condition and the features contribute to the moderate 
scenic quality particularly associated with the river corridor.   
Scope for mitigation 

• Avoid development on higher landform where it would be prominent in the wider landscape or create harsh new urban edges and skylines; 
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• Avoid development in close proximity to the River Avon to retain a strong landscape buffer between existing and consented development areas as part of the wooded 
landscape setting to Rowden Manor in the west and Lackham House to the south; 

• Avoid development that would preclude the restoration of the Wilts and Berks Canal (impact upon its protected route) 

• Create a multi-functional green corridor between Pewsham and the site (along South of Pewsham Way), incorporating the existing wooded settlement edge and 
contributing to an appropriate transition and linking landscape between settlement areas;  

• Retain hedgerows, trees and woodland as part of a mature landscape framework, ensuring appropriate buffers to development, commensurate with the veteran status of 
the many mature field boundary Oaks and small areas of woodland present in this area; 

• Retain rural views along key public rights of way and views across the river valley and towards the limestone ridge; 

• Retain and augment strategic green-blue corridors along the River Avon and Wilts and Berks Canal to protect the rural landscape setting and to retain / reinforce place 
shaping character. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site but there are a number of public rights of way that will need to be protected and enhanced and significant 
opportunities to create new rights of way both into Chippenham and out into the open countryside, along with significant areas of public open space. A permissive cycle route 
follows the line of the historic route of the Wilts and Berks Canal along the eastern edge of the site up to Pewsham Locks from the south, before turning west towards the A4 
Pewsham Way and then north along the river corridor towards the town centre. A small number of public rights of way link with this through the northern part of the site, north 
into Pewsham and east towards Derry Hill. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 8 

• No AONBs, national parks or other nationally designated landscapes cover this area. The Cotswolds AONB is approx. 5.5km to the west of this site with the North Wessex Downs AONB approx. 
6.5km to the southeast. Significant impacts on nationally designated landscapes from development are not anticipated.   

• The site forms part of the predominantly pastoral landscape that extends around the south and east of Chippenham, through the river valley.  The site is characterised by small to medium, largely 
geometric fields bounded by low hedgerows with occasional hedgerow trees, with some evidence of historic enclosure pattern.   

• The site has a predominantly rural character with scattered settlement comprising numerous farmsteads most of which are accessed from a narrow no through road (Forest Lane).  

• Pewsham is a modern, suburban extension on elevated land. It is conspicuous in part, although mature woodland along the southern edge, including field boundary hedgerows with many mature Oak 
trees within the site, provides a robust landscape buffer that effectively contains settlement and limits views of Chippenham ’s urban edge to provide a sense of separation from wider countryside. 

• There is a strong sense of separation from the existing urban area created by the network of mature woodland, riparian vegetation and field boundary hedgerows that include mature and veteran 
Oaks. The landscape is considered to be in generally good condition and the features contribute to the moderate scenic quality particularly associated with the river corridor.    

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Chippenham affordability ratio is 4.16. This is lower than the Wiltshire average of 
4.76 based on the same dataset. The record of delivery of homes in the Town has been below planned levels over the WCS plan period. Existing local planning policy 
requires 30% affordable housing to be delivered on this site, but current rates of house building and the proportion of affordable housing delivery at the Town suggest that 
achieving these levels may be difficult for Chippenham as a whole. This is a very large site that could deliver up to 8700 new homes. There are no known constraints to 
affordable housing delivery on this site. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

There is a large area close to the western and southern boundaries, and smaller areas towards the centre of the site, that have contours at greater than 1:20 gradient. 
However, the remaining area of level ground is substantial and there is significant potential for wide ranging housing delivery. There is no known reason why, in accordance 
with local plan policy and national standards, development could not deliver a significant amount of high quality, sustainable homes of different types and tenures.  
The development of this site will have significant benefits in terms of providing for the housing needs of a wide cross-section of the community. 
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Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• A scheme on this site is considered capable of delivering a high level of affordable housing alongside market homes.  

• Development could deliver high-quality and inclusive design.  

• Homes of different types and tenures could be delivered as part of the development.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  
• Overall, major positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

This area is subject to less deprivation as indicated by the IMD 2019. However, development would still have social benefits, providing increased opportunities for people 
from a range of incomes and social backgrounds to access a range of house types, sizes and tenures and thereby help reduce deprivation and social exclusion.  
Taking account of the size of this site and it’s potential to deliver up to circa 8700 homes, it could deliver a large number of affordable housing, helping to meet the needs of 
those on low incomes or who cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Chippenham area through housing provision, short-term construction jobs and a significantly larger 
workforce for local businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

The northern most part of this site lies approximately 0.5km away from the town centre boundary and is more accessible through walking and cycling. However, the 
southernmost part of this site lies approximately 3km away from Chippenham town centre. When assessed as a whole this site is less connected to the town centre. Any 
development on this site would need to incorporate sustainable transport options that would serve all parts of the site. Additionally, a development of this size is likely to be 
able to include public open space, amenity space and Green Infrastructure. Opportunities to create and enhance walking and cycling routes along the River Avon should be 
undertaken to improve accessibility into the town centre.  
Development at this site could create a need to accommodate an additional 810-1134 early years places, 1932-2704 primary school places and 1371-1919 secondary 
places. Given that there is no additional capacity identified at existing schools due to planned development, there would be a requirement to provide a 60 place nursery at 
each new primary school, of which seven new 2FE primary schools on sites of at least 2ha would be required to meet the upper end of the proposed dwellings. Additionally, 
this higher end of the range would require seven 100 place full day care nurseries or smaller provisions and land to accommodate these. A new 9FE secondary school would 
be required on site, alongside post 16 provision. Given the size of this site it is likely that these facilities could be provided as part of the development on site.  
The northern part of the site is well connected to Chippenham Community Hospital and Rowden Surgery, but south-eastern areas of the site are less well connected to 
these. Additionally, GP provision at Lodge Surgery is accessible from the site and is undergoing internal redevelopment to support additional patients. The redevelopment of 
Chippenham Community Hospital was agreed as part of the Chippenham Site Allocations Plan, but this has not come forward. In 2016 and 2020 all but one of the GP 
surgeries in Chippenham were analysed as being subject to negative capacity gaps, with these being forecast to increase during the period up to 2026. The scale of 
development that could come forward on this site may be capable of bringing forward onsite healthcare facilities. Financial contributions are to be sought to support 
increased healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

There are opportunities within this site to promote the enhancement of Motimer’s Wood Nature Reserve and existing onsite ProWs: CHIP40, CHIP41 and CHIP49. Given the 
scale of the site there are opportunities to dedicate land for the for enhanced recreation, conservation and amenity space, accessible to the wider community.  
Existing offsite, but adjoining assets include the River Avon GI corridor and ProWs: CHIP1, CHIP5, CHIP19, CHIP42, CALW83, LACO39 and LACO9. These could benefit 
from enhancement though the development of this site for housing and/or employment development.  
Due to the scale of this site, development would be capable of delivering a sizeable amount of new public open space and additional community facilities. New community, 
healthcare, education and recreational facilities will be required to serve a development of up to potentially 8700 homes on this site in locations that are accessible by 
sustainable modes of transport to all residents.  
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4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Chippenham is unlikely to reduce rural isolation to any great extent as the housing will be located at Chippenham and will be meeting the needs of 
Chippenham primarily. However, new development could provide significant affordable housing for those people living in surrounding rural areas who cannot afford rural 
house prices and there will be new education, healthcare and community facilities which rural residents could access. Public transport services will need to be extended to 
serve this new development and this could also benefit people in rural areas. 

Assessment outcome (on balance): moderate (significant) positive effect 

Summary of SA Objective 10 

• Development on this site would be less likely to lead to social benefits in a more deprived area.   

• A site of this size could deliver a high level of affordable homes, alongside employment land, community facilities, public open space, amenity greenspace and services, such as schools.  

• Onsite education provision would be required to support population growth arising from this site.  

• It is likely that healthcare provision would also be required onsite. This could be met through contributions towards offsite provision if not achievable onsite.  

• There are opportunities to enhance existing GI assets on and adjoining the site, including the enhancement of PRoWs to create better connectivity through sustainable modes of transport.  

• This site would be unlikely to lead to a significant reduction of rural isolation, but could have some benefits for rural communities. 

• Overall, this site is considered to have a likely moderate positive effect against objective 10. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 
 

The significant size of this site would suggest that a mixed-use development involving residential, employment and other uses could be achieved that may help reduce the 
need to travel. The site size means that much of its accessibility demands will need to be delivered within its own confines and on-site employment, health, retail, education 
and other facilities would be required to help reduce out-commuting and reduce impacts on existing roads.  
With further regard to health access opportunities, it is acknowledged that the Rowden Park development (to the west) would not currently facilitate access for this site direct 
to Chippenham Community Hospital and hence further opportunities to bridge the gap are required; these may include bespoke provision of bus services and/or 
footway/cycleway across third party land – it should be acknowledged that such a provision would need to bridge the river Avon. 
The provision of a local or district centre would need to be considered here that would meet some day-to-day basic needs, whilst not significantly adversely affecting trade in 
Chippenham town centre.  

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 
 

The development is of a scale that local constraints are varied and widespread and will include capacity insufficiencies in the town centre and onto the Principal Road 

network. The site also requires access to two or more different road networks providing distribution to different geographical areas to accommodate generated traffic 

capacity. The proposed development site would be likely to generate one-way traffic flow that exceeds 1800 vehicles per hour and hence two road network accesses 

(minimum) are required.  

The site may form an access with Pewsham Way, at a number of points, however, these points would only result in pinch points at junctions with London Road and Avenue 

La Fleche. It is further acknowledged that with a vehicle trip generation of over 3500 vehicles per hour that the current single lane per direction of Pewsham Way is unlikely 

to have sufficient capacity to accommodate the development and a further access point (minimum) to another road network is necessary. 

There is limited opportunity to tie into infrastructure delivered with the Rowden Park development due to landscape and flood zone buffers. To provide an access onto a 

further road network in the west, being the B4528 leading to the A350, then the site would rely upon the south eastern section of site 3 to provide the additional link. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 

Like site 1, the scale of this site is likely to present a reliance upon public transport to access the town centre and local facilities.  
Pedestrian/Cycle: The site is crossed by a few PRoW, however, according to records, none of these would provide for, or improve, access to the town centre and 
necessary facilities; aerial photography however indicates the Avon Valley Walk being on the eastern side of the River Avon, rather than the west, and hence it would 
accommodate access for the site to Avenue La Fleche. If access to the Avon Valley Walk and Avon crossing facilities are achievable to infrastructure in Rowden Park, then 
this may resolve some of the hospital accessibility. Furthermore, like Pewsham Way, Avenue Le Fleche has no pedestrian or cyclist infrastructure and hence such provision 
should be against this site to facilitate access to the Quiet Street network at Wood Lane. 
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 Bus: Pewsham Way, which would form direct access to the site, forms a peripheral route to the existing communities of Chippenham and hence it is not currently attractive 

to the delivery of commercially viable regular stopping service provision. In this regard, this site is unlikely to benefit from the extension of current service provision and 

comprehensive service strategy will need to be developed. Furthermore, like site 1, the scale of site 2 is large and hence its internal network should include bus priority 

schemes, including a bus priority expressway; wherever possible, this should cross the River Avon to access the Hospital. 

Rail: The Rail Station is subject to 7 phases of proposed improvements, including improved accessibility, capacity, parking and development of surrounding land for 

commercial and residential uses. These works are necessary to accommodate current planned growth in Chippenham and further mitigation would be required to 

accommodate the likely extra train passengers generated by the proposed development. 

Service Vehicles: Pewsham way is sufficient to accommodate service vehicles. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 11 

• The development is of a scale that local constraints are varied and widespread and will include capacity insufficiencies in the town centre and onto the Principal Road network. 

• The scale of this development would produce a likely significant impact on the local highway network, which cannot currently be accommodated. 

• The site size means that much of its accessibility demands will need to be delivered within its own confines and on-site employment, health, retail, education and other facilities would be required to 
help reduce out-commuting and reduce impacts on existing roads.  

• The site requires access to two or more road networks providing distribution to different geographical areas to accommodate generated traffic capacity. 

• For pedestrian and cycle access: The site is crossed by a few PRoW, however, according to records, none of these would provide for, or improve, access to the town centre and necessary facilities. 
Significant pedestrian and cycling infrastructure will be required to facilitate access to the surrounding areas and the town centre. 

• For public transport (bus) access: Like site 1, the scale of site 2 is large and hence its internal network should include bus priority schemes, including a bus priority expressway; wherever possible, this 
should cross the River Avon to access the Hospital. 

• For rail usage: the Rail Station is subject to 7 phases of proposed improvements; these works are necessary to accommodate current planned growth in Chippenham and further mitigation would be 
required to accommodate the likely extra train passengers generated by the proposed development. 

• Site specific mitigation measures include: On-site employment, retail, health and education facilities to reduce out-commuting; bus service provision, internal bus priority (including bus only routes); 
completion of Rail Station capacity enhancements; Pewsham Way capacity enhancements and possibly delivery of road access through Site 3. 

• Strategic mitigation measures include: capacity enhancements through Calne Town Centre (distribution along A4 will have implications for Calne) - especially required if access through site 3 is 
unachievable, but restrictions in dwelling numbers allowed if there is only sole access onto Pewsham Way and hence access onto the A4. 

• Overall, likely effects of this development will be significant – a significant amount of new road and sustainable transport infrastructure will be required. Mitigation measures are likely to be achievable 
but problematic. Therefore, moderate adverse effects are likely overall against this objective. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The northern most part of this site lies approximately 0.5km away from the town centre boundary and as such it is more accessible through walking and cycling. However, 
the southernmost part of this site lies approximately 3km away from Chippenham town centre. When assessed as a whole this site has average connectivity to facilities. 
Nonetheless, some parts of the site benefit from good accessibility to local facilities in Pewsham and Chippenham Town Centre. There will need to be excellent sustainable 
transport options available to serve all parts of this site to the town centre.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

A site of this size could be capable of delivering onsite employment land as part of a mixed-use development. This provision could incorporate a variety of employment land 
so meet wide ranging needs. Development at this site could help to support existing employment areas, including Langley Park employment area. Development of the site 
would not lead to any loss of protected employment land and could support the provision of new employment. The site benefits from access to the A4, but opportunities 
should be taken to ensure all parts of the site are accessible by sustainable modes of transport, including extending existing public transport services to the town centre and 
to Langley Park. 
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3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This site could provide significant new housing, including affordable housing, employment and community facilities and associated infrastructure that will help support the 
local economy and economic growth, including new highway infrastructure.  
This site is of a considerable size and as such presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the use and 
supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for 
suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy 
supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers. It is considered that a site of this size 
could enable significant economic and employment opportunities in sustainable green technologies. 

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

A site of this size could provide mixed-use development that includes a balance of employment and residential land to meet a wide range of needs, including those arising 
from existing residential development off of London Road. This could help reduce the need to travel but there will still need to be significant investment in sustainable 
transport modes linking to the town centre and railway station for those people who work elsewhere. 
 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 12 

• While the north of this site is well related to the town centre for walking and cycling, sustainable transport improvements would be required to ensure sufficient access to the town centre and existing 
local facilities as part of any development on this site. 

• A development of this size could deliver a mixed-use development incorporating employment land. But, development and local population growth could also support existing employment land in 
Chippenham, such as Langley Park and Bath Road Industrial Estate, given that sustainable transport linkages were made to these.  

• There will be opportunities to ensure that development at this site looks to enhance any existing local infrastructure as well as introducing new infrastructure onsite, additional opportunities to introduce 
renewable energy to the development should be pursued as part of creating economic opportunities within the development.  

• Overall, a major positive effect is likely to arise from development on this site for Objective 12. 

 

Chippenham Site Number and SHELAA ref(s): Site 3 (SHELAA site(s) 473, 808, 726994, 454a) 
Site size: 36.77 ha   Site capacity: approximate range 919 - 1287 dwellings 
Site description: This site is located to the south of Chippenham adjacent to the CSAP South West Chippenham strategic allocation (CH1). Most of the site is in agricultural use. The River Avon forms 
the eastern boundary of the site, with the A350 to the west and railway line to the north-west. The B4528 runs through the centre of the site, past Showell Farm and Showell Nurseries. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 
 

The site is made up of agricultural land; predominantly pasture. Bristol Avon River CWS runs along the eastern boundary of the site. The railway corridor runs north-south on 
the western edge of the site. Both corridors provide commuting and foraging for a range of wildlife species and connectivity between different areas of habitat in the sider 
landscape. Priority habitat type is running water.  
Opportunities to connect the railway corridor to the river corridor by planting a continuous east-west area or by block planting providing stepping stones. NB such stepping 
stones within urbanised areas would need to be unlit. The inclusion of the buffer zones is to ensure avoidance of impacts. In addition to this, mitigation for loss of pastoral 
land of relatively low ecological value could be provided through enhancement of retained features within individual sites.  
A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design of this site should ensure that habitat creation provides 
connectivity to adjacent or nearby habitat areas. 

2. Protect and enhance 
designated and non-
designated sites, priority 

There is one ecological designation associated with the site, Bristol Avon River CWS and priority habitats include running water. The Bristol River Avon CWS runs along the 
eastern boundary of the site and the railway corridor runs north-south on the western edge of the site. Both these corridors provide commuting and foraging for a range of 
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species and habitats and 
protected species?  
 

wildlife species and connectivity between different areas of habitat in the wider landscape area. 50m buffer zones for all water courses and the railway line will be required. 
This may significantly reduce the potential capacity of the sites. 
There is potential for adverse impacts to water quality within Bristol Avon CWS and disturbance of wildlife using the riparian corridor (including a number of European 
Protected Species). Opportunities to connect the railway corridor to the river corridor by planting a continuous east-west area or by block planting providing stepping stones. 
NB such stepping stones within urbanised areas would need to be unlit. The inclusion of the buffer zones is to ensure avoidance of impacts. In addition to this, mitigation for 
loss of pastoral land of relatively low ecological value could be provided through enhancement of retained features within individual sites.  
A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design of this site should ensure that habitat creation provides 
connectivity to adjacent or nearby habitat areas.  

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

There are no LGS in proximity to this site which are likely to be affected by development. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

Corridors provide commuting and foraging for a range of wildlife species and connectivity between different areas of habitat in the wider landscape area. The inclusion of the 
buffer zones is to ensure avoidance of impacts. In addition to this, mitigation for loss of pastoral land of relatively low ecological value could be provided through 
enhancement of retained features within individual sites.  
In line with national policy, local plan policy and standing advice from relevant bodies, the development of the site would have the potential to make suitable provision for 
buffers to recognised green/water course corridors. Protection should be given to mature hedgerows and trees along the boundaries of the site where possible. Given the 
size of the site there would be the potential to make suitable provision for buffers to protect any biodiversity features and the provision of public open space which may give 
opportunities for biodiversity enhancement. 
In accordance with local plan policy and planning guidance, the development of the site would be capable of delivering multifunctional Green Infrastructure that will protect 
and enhance existing biodiversity features and species and allow for biodiversity gain.  

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 1 

• The River Avon and railway corridor provide commuting and foraging for a range of wildlife species and connectivity between different areas of habitat in the wider landscape. 

• There are opportunities to connect the railway corridor to the river corridor by planting a continuous east-west area or by block planting providing stepping stones.  

• A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design should ensure that habitat creation provides connectivity to adjacent or nearby habitat areas. 

• 50m buffer zones for all watercourses and the railway line will be required. 

• There is potential for adverse impacts to water quality within Bristol Avon CWS and disturbance of wildlife using the riparian corridor (including European Protected Species). 

• Overall, given the likely effects noted above, minor adverse effects are likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 
 

It is considered that the development of this site would be capable of delivering appropriate densities, and therefore helping to make efficient use of land, in line with local 
planning policy and available evidence.  
Development density will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required due to the site’s size, location 
extending out into open countryside to the south of Chippenham, the presence of the River Avon and associated flood risk areas which will not be developable, presence of 
the Sewage Treatment Works which may require a buffer zone and views in/out of the site, particularly from the south-east. 

2. Maximise the reuse of 
Previously Developed Land? 

This site contains very little PDL. The only area that has existing buildings is Showell Nurseries. The majority of the site is agricultural land. Opportunities for maximising PDL 
are therefore limited. 

3. Encourage remediation of 
contaminated land? If so, 

This site is located primarily on greenfield, agricultural land which has not been developed before and unlikely to be contaminated. There may be some localised 
contamination at Showell Farm and Showell Nurseries to assess further. However, on the basis of available evidence, it is considered unlikely that remediation measures 
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would this lead to issues of 
viability and deliverability? 

would be required for most of this site in order to facilitate development. If subsequent evidence becomes available which suggests that there may be land contamination, an 
assessment would be required as part of any future planning application to establish a remediation and mitigation strategy. 
 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows that this site consists of roughly equal amounts of Grades 1, 2, 3 and 4 BMV agricultural land. There is no differentiation between Grades 3a and 3b so 
further assessment may be required. Development of this site therefore would likely lead to a significant loss of the highest quality agricultural land. Where possible, any 
development on this site should be located to reduce the loss of BMV, with development of lower quality land instead. Given the likely loss of the highest quality agricultural 
land, significant adverse effects would be anticipated. 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The eastern third part of the site lies within the Bristol Avon sand and gravel Mineral Safeguarding Area. The potential impact on the resource will be high and the potential 
resource would be substantially sterilised. A significant area of the site could be lost but constraints could be overcome through mitigation (such as extraction of mineral prior 
to development). 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a medium-sized site and it is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and 
design of development. The nearest Household Recycling Centre to this site is just off J17 of the M4 some 10km away, with the Calne Household Recycling Centre some 
15km away, so enabling sustainable waste management on-site would be the most effective and beneficial.  
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 2 

• A medium-sized site consisting of roughly equal amounts of Grades 1, 2, 3 and 4 BMV agricultural land. Very little previously developed land present. Development of this site therefore would likely 
lead to a significant loss of the highest quality agricultural land. 

• Site is located primarily on greenfield land which has not been developed before therefore unlikely to be contaminated. There may be some localised contamination at Showell Farm and Showell 
Nurseries to assess further. 

• The mineral resource within the site could be substantially sterilised but constraints could be overcome through mitigation, such as extraction of mineral prior to development. And such a loss would 
need to be considered against the potential benefits of developing the site.  

• It is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and design of development. 

• Site would be capable of delivering appropriate densities but will be influenced by the degree of landscape mitigation which will likely be required. 

• Overall, given the likely scale of loss of the highest quality agricultural land, and likely mineral sterilisation that would occur, moderate adverse effects are likely against this objective where mitigation 
would be problematic. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

Approximately 40% of this site is covered by Source Protection Zone 2 which is the outer protection zone. Therefore it does not require an assessment as to whether it it 
poses an unacceptable risk to the source of supply.This zone is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based loosely on 
consideration of the minimum time required to provide delay, dilution and attenuation of slowly degrading pollutants. The site is not covered by Drinking Water Protected 
Areas or Drinking Water Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses.  
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Consultation with the Environment Agency may be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 
Reference should also be made to Wiltshire Council’s Groundwater Management Strategy 2016. Consideration should be given to the inclusion of Sustainable Drainage 
Systems to control the risk of surface water flooding from impermeable surfaces. As this site covers a Source Protection Zone, the extent to which Sustainable Drainage 
systems can be used may be affected. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Chippenham. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) no improvements are required, 
meaning the STW can cope with the planned capacity. This is subject to further detailed review.  
Although it is thought that the local STW could cope with capacity, it is very probable that this site will require significant investment in water, sewerage and drainage 
infrastructure to serve this level of development. There is no evidence to suggest that development of this site for housing and/or employment could not be supported by 
adequate infrastructure to cope with demand. It would need to be confirmed whether any network reinforcement is necessary to maintain satisfactory service levels. As this is 
a smaller site, less pressure is exerted onto existing systems and less new infrastructure would be required. Where the pressure exerted by new housing and/or employment 
development could lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and 
the relevant utilities companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• The site is partially covered (approximately 40%) by Source Protection Zone 2, meaning there is a 400-day travel time from pollutant to source.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited. 

• Consultation with the Environment Agency may be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 

• The site does not cover a Drinking Water Protected Area or Drinking Water Safeguard Zone.  

• According to Wessex Water, it is thought that the STW that serves Chippenham can cope with the increased capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand. However, this 
would not be as significant as some of the larger sites.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, given the increased demand on water resources, and the proximity of the site to Source Protection Zone 2, minor adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 

Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 
 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases, in an 
area of open countryside. New transport infrastructure will also be needed, which is likely to increase levels of noise, light and vibration. However, this site already has 
potential access to the A350 so some large-scale highway infrastructure may not be necessary. The A350 will also already impact on this area somewhat in terms of noise 
and light pollution.  
Mitigation measures could include locating higher density development towards the north and west of the site, nearer to the existing CSAP strategic allocation and the A350, 
with lower density development located to the south and east of the site. Levels of light pollution could be minimised through sensitive design and layout and locating new 
highways infrastructure so as to reduce noise, light and vibration levels on surrounding rural areas. The River Avon corridor and areas of woodland to the east and south of 
this site should be protected from noise and light pollution by leaving wide, dark undeveloped buffer zones that will benefit wildlife. 
The site contains a working farm and nurseries and developers will need to carry out appropriate assessments to determine whether any impacts are significant. The site is 
also close to sewage treatment works so there may be odour implications which will need to be investigated by the developer. 
Due to proximity of the A350, the proposed design of residential amenity should follow the principals of ProPG - Professional Practice Guidance on Planning & Noise 
Guidance for new residential development and ensure noise impacts are incorporated into the early design stages. 
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2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

This site extends out into open countryside south of Chippenham. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing 
roads and from any new highway infrastructure needed to serve the development.  
The centre of Chippenham has shown elevated levels of Nitrogen dioxide close to the Annual mean objective, particularly in the vicinity of Station Hill. There is a strong 
potential that an AQMA would be required in this area. Development of this site is likely to increase traffic entering the town network to access facilities and shops and to 
reach other destinations more generally. 
In order to mitigate / prevent this risk, applications/ master plans should contain measures to reduce or prevent this or for CIL/S106 contributions to enable the Council to put 
in place measures to reduce or prevent this. The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant 
impacts on local air quality. 
 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, the site contains a working farm and developers will need to carry out appropriate assessments in order to determine whether any impacts 
are significant. The site is also close to sewage treatment works so there may be odour implications which will need to be investigated by the developer. The proximity of the 
A350 may also have noise implications for future residents which will need to be investigated. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 4 

• This site extends out into open countryside south of Chippenham. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any new 
highway infrastructure needed to serve the development.  

• The site has potential access to the A350 so some large-scale highway infrastructure may not be necessary and the A350 will already impact on this area somewhat in terms of noise and light 
pollution.  

• The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant impacts on local air quality. 

• The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including on air quality, noise, light and vibration. 

• The River Avon corridor and areas of woodland to the east and south of this site should be protected from noise and light pollution by leaving wide, dark undeveloped buffer zones that will benefit 
wildlife. 

• The site contains a working farm and nurseries and developers will need to carry out appropriate assessments to determine whether any impacts are significant. 

• The site is also close to sewage treatment works so there may be odour implications which will need to be investigated by the developer. 

• Overall, given the size of this site and the likelihood that activities within new development will have noise, air, light and vibration impacts, moderate adverse effects are considered likely against this 
objective where mitigation would be problematic. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 

 

A site of this size has the potential to produce large amounts of greenhouse gases through the construction and occupation of the development, although this is thought to be 
far less than bigger sites. Mitigation measures can be applied within this objective and across the whole framework to reduce emissions. Some examples include building 
energy efficient homes, generating on site renewable energy and deliveringsustainable transport.  
Although this site isn’t as large as others, it would still be possible for a development of this scale to include significant renewable energy generation, both within buildings 
and in areas of open space. Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site 
to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 
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2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

It is considered possible for all new development to be located within Flood Zone 1. 16% of the site is unsuitable for "more vulnerable" development such as housing as it is 
in flood zone 3b, and a further 18% may also be unsuitable, subject to the exception test. The areas of significant and moderate flood risk are to the east of the site, adjacent 
to the River Avon. The site borders and is traversed by approximately 3 watercourses and although not all present a flood risk, they could affect where development can be 
located.  
Wide buffer zones should be left adjacent to those watercourses with significant biodiversity enhancement and Green Infrastructure. Consideration should be given to 
sequentially planning the development of the site to ensure that the risk of flooding is alleviated. Further detailed modelling work (SFRA Level 2) may be required to 
substantiate which parts of the site can be developed without risk of flooding from fluvial sources. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 
 

There is a significant risk posed to 40% of the site due to high groundwater levels. This means groundwater levels are less than 0.025 m. A further 14% of the site has a 
medium risk and has groundwater levels between 0.025 and 0.5 m. High groundwater levels could impact infiltration techniques, drainage, construction activities and flood 
risk, therefore site-specific groundwater investigations will be required.  
There is also significant flood risk associated with both fluvial and pluvial surface water flooding, which is exacerbated by climate change. Vulnerability could be minimised 
using flood defences and buffer zones. 
The highest fluvial risk on site, located in Flood Zone 3b (5% chance of flooding each year) covers 16% of the site whist the highest pluvial risk on site (1% chance of 
flooding each year) covers 14% of the site. Flood risk from surface water, both fluvial and pluvial is highest in the area to the right of the site, adjacent to the River Avon and 
along the tributary which transverses the site from west to east. Although development could avoid these areas and avoid risk, it may worsen the risk elsewhere if surface 
water isn’t managed sustainably.  
Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. A detailed 
Flood Risk Assessment and Surface Water Drainage Strategy would be required to identify and mitigate flood risk and to ensure flood risk isn’t exacerbated elsewhere. 
Further detailed modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is one of the smaller sites, there may not be as much provision of large areas of open space, however there won’t be as much development of what is currently 
greenfield agricultural land. Enough land would need to be set aside for robust surface water management to include comprehensive surface water drainage measures 
(including SuDS) that result in run-off rates equalling or bettering current greenfield infiltration rates. However, some commonly used sustainable drainage techniques will not 
be able to be used across some of the site due to high groundwater levels. Areas currently at risk of fluvial flooding should be protected with wide buffer zones that 
incorporate significant biodiversity enhancement and Green Infrastructure.  
 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 5 

• The majority of the site is located in Flood Zone 1  

• Areas of significant and moderate fluvial flood risk are associated with the River Avon to the east of the site. This means 18% of the site is potentially undevelopable.  

• Wide buffer zones should be left adjacent to those watercourses with significant biodiversity enhancement and Green Infrastructure.  

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere. 

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 
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• There is also a significant risk associated with shallow groundwater under 40% of the site. This would inhibit the use of some sustainable draining methods, likely resulting in surface water having to 
be drained through conventional piping systems. This puts pressure on the existing system.  

• It would be possible for this development to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change.  

• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is thought that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. It is considered possible for new development to be in Flood Zone 1. However, given the flood risk and the high groundwater levels, which 
could inhibit the use of SUDs and thus worsen flood risk elsewhere, moderate adverse effects are likely where mitigation would be problematic. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This is one of the smaller sites in Chippenham however it’s size still presents opportunities to support energy generation from renewable and low carbon sources. As there 
will be fewer homes on this site, demand will be lower. To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to 
be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

This site isn’t as large as some of the others, however it is thought that a site of this size could still require investment to reinforce the grid to cope with the increased demand 
that would be required.  
At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, however according to the Swindon and Wiltshire Local Energy Strategy (2018) the 
Chippenham BSP is not currently capacity constrained but could become so due to large load increases and are projected to become so within the next 4 years.  
The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to 
reinforce the network. However, it is not known how the site will be brought forward - if the site was able to support itself then much of this cost could possibly be reduced. 

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable some economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?      

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): moderate (significant) positive effect 
 

Summary of SA Objective 6 
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• There are no known details of future development schemes but there are opportunities for a site of this size to support some energy generation from renewable and low carbon sources and create 
economic and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• Although this site isn’t as big as others, it is thought that significant investment may be required in the furture to reinforce the grid to cope with increased demand, and this may entail significant costs.  

• The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to reinforce the network. 

• If the site were to be bought forward with it’s own self-supporting network through renewable energy generation, these costs could be significantly less. 

• Overall, some investment could be needed to reinforce the grid if the site is not supported by its own renewables, however, it is thought that this cost may not be as much as some of the larger sites, 
as increased demand wouldn’t be so great. Given the opportunity for future renewable energy generation, moderate positive effects are considered likely against this objective.  

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

Conservation – potential impacts include those on the Grade II listed Showell Farm and its individually listed farm buildings and the approach to Grade II Lackham country 
house and Grade II lodge.  
Showell Farm is a large multi yard farmstead with good survival of significant buildings. Parts of this site wrap around the farmstead causing complete loss of setting. 

Farmsteads have a fundamental relationship with their surrounding hinterland and mitigation is likely to be difficult. The site includes a significant area of the remaining 

agricultural setting of Showell Farm. Although not involving direct and clear 'substantial harm' the public benefit of any significant scale of development across this site 
appears highly unlikely to be such that it can outweigh the harm to the designated assets. 
There is potential for some urbanising impact on the approach to Grade II Lackham country house affecting the understanding as a country house in a rural setting. Low 
density/low overall numbers likely to be required to meet need to avoid urbanising impact on approach to Lackham Estate (a country house in a designed landscape). 
Archaeology – the site has various features of medium/high archaeological value associated with a Roman settlement and prehistoric flint tools. The site is within 100m 
buffer of an undated ring ditch and prehistoric roundhouse, also of high archaeological value. Following further investigation, mitigation could include avoidance of high value 
archaeological remains across the site where preservation in situ is likely to be required. Mitigation strategy could also include preservation and a potential management 
strategy. 
Historic environment - some parts of the site are considered to have low sensitive historic landscape features, including post medieval meadows and a potential former 
deer park. Any mitigation strategy should include incorporation of areas of surviving historic landscape elements, such as field patterns, hedgerows and mature trees, within 
future development.  

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site for housing could deliver housing that maintains and enhances the distinctiveness of settlements 
through high quality design.  
No details of any potential future development scheme or design and layout are currently known.  
Development of the site would have the potential to appropriately protect and enhance designated heritage assets according to their significance. This site is not located in or 
near to any conservation area or heritage designation. Whilst there are several listed buildings associated with the site and it’s immediate suroundings it is considered that 
development has the potential for appropriate mitigation measures to safeguard the historic environment. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 7 

• Potential impacts include those on the Grade II listed Showell Farm and its individually listed farm buildings and the approach to Grade II Lackham country house and Grade II lodge 

• The site has various features of medium/high archaeological value - mitigation could include avoidance of high value archaeological remains across the site and preservation and potential 
management strategy 
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• Some parts of the site are considered to have low sensitive historic landscape features 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

No AONBs, national parks or other nationally designated landscapes cover this area. The North Wessex Downs AONB is approx. 9km to the southeast of this site with the 
Cotswolds AONB approx. 4.5km to the west. No significant impacts are anticipated on nationally designated landscapes. 
 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 
 

The site lies to the south of Chippenham at the junction of the B4528 and A350 roads and the private entrance road to the Wiltshire College/University Campus at Lackham 
House south of Chippenham. The site is divided in two by the B4528 road north from the junction with the A350 heading towards Patterdown. The majority of the western land 
parcel is already included as allocated mixed use development land and has outline planning consent for employment uses.  The eastern land parcel shares its northern 
boundary with the southern edge of this same site allocation which has numerous planning consents for new housing development, which contribute to existing planned growth 
to the southwest of Chippenham.   
The site forms part of the predominantly pastoral landscape with some management as hay meadows in the east and horse grazing in the west of the site.  The landscape is 
characterised by medium to large sized fields bounded by generally high hedgerows with trees and copses at the corner boundaries.   
The site has a predominantly rural character and is separated from the consented development land by mature hedgerow boundaries.  There is no built form within the site 
but Showell Farmhouse with livery yard and associated outbuildings adjoins the eastern edge of the west land parcel and some individual dwellings are loosely laid out along 
the edges of the Showell Nurseries site (which has planning consent for residential development) located to the north of the east land parcel. The traditional stone walls are 
in generally good condition where present around these properties and surrounding tree planting provides a buffer between built form and the surrounding fields. The 
Southwest Chippenham Strategic Site Allocation will introduce a new urban presence along the B4528 and will change the character of adjoining land to the north of this site 
leading into Chippenham along Patterdown Road. There is some existing intrusion on the rural character of the site from traffic and highway lighting along the A350 and at 
roundabout junction, which lower tranquillity and rural character in the southwest of the site. A line of high voltage overhead power lines supported on pylons crosses the 
southernmost corner of the eastern site running in northeast direction, crossing the river into CH2 south of Lower Lodge Farm. Another line of high voltage overhead 
electricity transmission lines crosses through the west land parcel, running parallel to the railway embankment. 
This is an undesignated, relatively ordinary rural landscape with distinctive features including high hedgerow field boundaries and copses at the corners of fields, which are 
well connected to the River Avon.  There is a strong sense of separation from the existing urban area created by the network of trees and hedgerows through and beyond 
the site.  The landscape is considered to be in generally good condition.   
Scope for mitigation 

• Limit development in the east of the site, in proximity to the River Avon corridor, in order to retain open meadow land as part of a strategic green-blue corridor; 

• Retain hedgerows, trees and woodland as part of a mature landscape framework; 

• Retain rural views from key public rights of way and particularly open, long-distance views east towards the wooded ridgeline; 

• Retain and augment a strategic green-blue corridor along the River Avon, through the eastern part of the site that links with and extends the new Riverside Park from 
the south of Chippenham, in order to protect the rural landscape setting of the River Avon and incorporate key landscape features including woodland and riparian 
vegetation.  

3. Protect and enhance 
rights of way, public open 

space and common land? 

There is no public open space or common land within this site but there are a number of public rights of way that will need to be protected and enhanced and significant 
opportunities to create new rights of way both into Chippenham and out into the open countryside, along with significant areas of public open space. A public footpath passes 
through the centre of the site, which links with the path along the river to the east and paths around the south of Chippenham to the north, which provide links to a large new 
strategic Riverside Park being created around Rowden Manor including the Rowden Mile (a new cycleway connection between the strategic site allocation and the centre of 
Chippenham) currently being delivered alongside the consented development to the north of the site.  The B4528 between the two site land parcels is screened in part by 
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mature trees behind a stone wall boundary.  The eastern parcel of the site is more exposed and has visual connections with the wooded limestone ridge to the east and with 
parts of site CH2.  The A350 and roundabout junction are screened to a degree by tree and hedgerow buffer planting. 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 8 

• No AONBs, national parks or other nationally designated landscapes cover this area. No significant impacts are anticipated on nationally designated landscapes. 

• The site forms part of the predominantly pastoral landscape. 

• The Southwest Chippenham Strategic Site Allocation will introduce a new urban presence along the B4528 and will change the character of adjoining land to the north of this site leading into 
Chippenham along Patterdown Road. There is some existing intrusion on the rural character of the site from traffic and highway lighting along the A350 and at roundabout junction, which lower 
tranquillity and rural character in the southwest of the site. 

• This is an undesignated, relatively ordinary rural landscape with distinctive features including high hedgerow field boundaries and copses at the corners of fields, which are well connected to the River 
Avon.   

• There is a strong sense of separation from the existing urban area created by the network of trees and hedgerows through and beyond the site.   

• The landscape is considered to be in generally good condition 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Chippenham affordability ratio is 4.16. This is lower than the Wiltshire average of 
4.76 based on the same dataset. The record of delivery of homes in the Town has been below planned levels over the WCS plan period. Existing local planning policy 
requires 30% affordable housing to be delivered across this site, but current rates of house building and the proportion of affordable housing delivery at the Town suggest 
that the ability of housing sites in Chippenham to achieve these levels are a concern. This is a large site that could deliver up to 1200 new homes. There are no known 
constraints to affordable housing delivery on this site.  

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

There is an area close to the southern boundary, east of the B4528, that has contours at greater than 1:20 gradient. However, the remaining area of level ground is 
substantial and there is significant potential for wide ranging housing delivery. There is no known reason why, in accordance with local plan policy and national standards, 
development could not deliver a significant amount of high quality, sustainable homes of different types and tenures. The development of this site will have significant 
benefits in terms of providing for the housing needs of a wide cross-section of the community. 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• A scheme on this site is considered capable of delivering affordable housing alongside market homes.  

• Development on this site could deliver high-quality and inclusive design.  

• Homes of different types and tenures could be delivered as part of the development on this site.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, major positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 

The IMD 2019 suggests that this site is in an area where there are more concerns relating to deprivation and which could benefit from additional development in the area. 
Development in this area could support social cohesion, but it would be unlikely to lead to integration with the main settlement. Nonetheless, this site could help to deliver 
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creation within the most 
deprived areas? 

 

social benefits through creating increased opportunities for people from a range of incomes and social backgrounds to access a range of house types, sizes and tenures and 
thereby help reduce deprivation and social exclusion in the area.  
Taking account of the size of this site and it’s potential to deliver up to circa 1200 homes, it could deliver a substantial level of affordable housing and help meet the needs of 
those on low incomes or who cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Chippenham area through housing provision, short-term construction jobs and a significantly larger 
workforce for local businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

This site lies approximately 2.5km from the town centre. This site is considered to not be well connected to Chippenham town centre and furthermore the town centre is not 
very accessible from this site by walking. Development on this site should make attempts to improve connectivity to the town centre through sustainable transport options 
and where possible introduce amenity greenspace. This includes creation and enhancement of walking and cycling routes along the River Avon.  
Development of the proposed range would produce 119-167 new early years places, 285-399 primary school places and 202-283 secondary school places. There is no 
additional capacity identified at existing schools in the settlement due to planned development. It is likely that this site would require on site provision of one 2FE primary 
school on a site of at least 2ha. This could contain a 60 place nursery, while a full day care nursery of up to 100 places would be require to meet additional early years 
needs. Financial contributions would be required towards the expansion of an existing secondary school or to supply places in a new school to meet the demands for 
secondary provision. It is anticipated that a new secondary school would need to be supplied in meeting the needs of proposed growth at the settlement.  
The site is likely to be served by current health provision at the Chippenham Community Hospital, Rowden Surgery and Lodge Surgery. The latter of which is undergoing 
internal redevelopment to support new patients. Accessibility walking, cycling and public transport accessibility between the site and this provision or any other new provision 
in the south of the town could be improved as part of development on this site. The redevelopment of Chippenham Community Hospital was agreed as part of the 
Chippenham Site Allocations Plan, but this has not come forward. In 2016 and 2020 all but one of the GP surgeries in Chippenham were analysed as being subject to 
negative capacity gaps, with these being forecast to increase during the period up to 2026. Financial contributions are to be sought to support healthcare delivery in line with 
the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

This site is dissected by the B4528, when taking the site as whole into consideration, there is potential for this site to deliver some public open space. An employment 
development or housing development of up to 1200 would be less likely to support new onsite health, civic, cultural or community uses. This site would require enhanced 
connectivity through sustainable modes of transport to the main settlement in order to achieve an appropriate level of access to existing facilities.  

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Chippenham is unlikely to reduce rural isolation to any great extent as the housing will be located at Chippenham and will be meeting the needs of 
Chippenham primarily. However, new development could provide significant affordable housing for those people living in surrounding rural areas who cannot afford rural 
house prices and there will be new education, healthcare and community facilities which rural residents could access. Public transport services will need to be extended to 
serve this new development and this could also benefit people in rural areas. 

Assessment outcome (on balance): Minor positive effect 

Summary of SA Objective 10 

• Development at this site is likely to direct new homes and jobs in an area that is more deprived, but is currently detached from the existing settlement. This suggests that integration with the town 
would be harder to achieve.  

• This site would be capable of delivering affordable housing, thus increasing access to different housing types and tenures.  

• It is unlikely that this site would be able to support new health or community facilities on site, but financial contributions could be made to ensure these can be accessed sufficiently. 

• There is an opportunity to deliver onsite education provision to meet needs arising from new housing development.  

• Sustainable transport linkages and onsite PRoWs could be improved to increase access to the town centre and existing services and facilities in the town.  
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• Development could lead to some social benefits for rural communities but is unlikely to lead to reduced social isolation.  

• Overall, a minor positive effect is likely to arise for Objective 10. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

It may be possible to provide a mixed-use development in this location. However, this site is located further south than the other Chippenham sites, and whilst it may share a 
boundary with the railway and the Hunters Moon development and access under the railway via the B4528, the site is considered separated and ‘satellite’ to the town. Even 
when considering potential access via Rowden Park, the development would be likely to be considered car dominated; easy access to the A350, limited accessibility to the 
railway station and restricted commerciality of bus service provision, due to limited crossing of the railway, enhance this likely car dominance. 
Whilst the Showell Farm development may provide some necessary employment, and hence some containment, this site appears to subsume Showell Farm and hence this 
assessment is predicated by the assumption that the employment may not be forthcoming. 
 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

The site has potentially good access to the A350 as proposed as part of the Showell Farm development and with the suggested range of dwellings to be accommodated on 

site, would require relatively limited mitigation other than to accommodate A350 dualling in its access strategy and internal spine road infrastructure will also need to 

accommodate through traffic from growth in Chippenham. However, such internal infrastructure may further segregate pedestrian and cyclist movement within the 

development site, as will crossing the B4528 close to the A350 existing roundabout.  

The site is considered a considerable distance from Chippenham town centre and will have little opportunity to access similar infrastructure in surrounding development. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: Pedestrian and cycle accessibility is not provided along the A350 or B4528 and hence all reliance is placed upon surrounding development opportunities 
for connection, which may not be forthcoming. The site is also not considered within reasonable walking distance or with sufficient cycle infrastructure to be considered 
accessible to necessary infrastructure such as the town centre, railway station, employment opportunities or the hospital. 
Bus: Whilst there may be some opportunity to provide service uplift as part of the conurbation of development sites such as Hunters Moon and Rowden Park, this is 

considered limited due to constraints provided by railway and river Avon crossing access. 

Rail: The site is considered sufficiently far enough away from the rail station to reduce aspirations to utilise rail as a commuting mode of transport. 

Service Vehicles: Given the consideration of B1/B8 employment opportunities at Showell Farm, the access opportunities at this site are considered sufficient for service 
vehicles. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 11 

• This site is located further south than the other Chippenham sites, and is considered separated and ‘satellite’ to the town.  

• The site is considered a considerable distance from Chippenham town centre and will have little opportunity to access infrastructure in surrounding development. 

• The development would be likely to be considered car dominated. 

• The site has potentially good access to the A350 as proposed as part of the Showell Farm development and with the suggested range of dwellings to be accommodated on site, would require 
relatively limited mitigation.  

• For pedestrian and cycle access: Pedestrian and cycle accessibility is not provided along the A350 or B4528 and hence all reliance is placed upon surrounding development opportunities for 
connection, which may not be forthcoming. The site is also not considered within reasonable walking distance or with sufficient cycle infrastructure to be considered accessible to necessary 
infrastructure. 

• For public transport (bus) access: Whilst there may be some opportunity to provide service uplift as part of the conurbation of development sites such as Hunters Moon and Rowden Park, this is 
considered limited due to constraints provided by railway and river Avon crossing access and restricted commerciality of bus service provision. 

• For rail usage: The site is considered sufficiently far enough away from the rail station to reduce aspirations to utilise rail as a commuting mode of transport. 

• Site specific mitigation measures include: a new access onto the A350 which will require capacity to accommodate dualling of the main line; internal access roads will need to accommodate through 

traffic from growth in Chippenham; and bus service provision. 

• Strategic mitigation measures include: support for A350 dualling. 
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• Overall, moderate adverse effects are considered likely against this objective.  

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The site is more than 2km to the south west of the town centre and overall has average access to existing local facilities. There will need to be good sustainable transport 
options available to serve all parts of this site to the town centre and other local facilities.  
 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

This site has good access to the A350 and B4528, which means good access to Bath Road Industrial Estate and Mathuen Park. Development of this site could help to 
support these. This site is less likely to be able to support new onsite employment land alongside housing.  
 
Development of the site would not lead to any loss of protected employment land and could support the provision of new employment. Opportunities should be taken to 
ensure all parts of the site are accessible by sustainable modes of transport, including extending existing public transport services to the town centre and to existing 
employment uses.  

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This site could provide new housing, including affordable housing and associated infrastructure, that will help support the local economy and economic growth, including new 
highway infrastructure.  
 
This site is less likely to support economic and employment opportunities in sustainable green technologies. 
 
 

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

While this site offers some potential for mixed-used development, it is less likely to support employment land. It may be able to support smaller scale employment needs 
onsite, but transport measures to promote sustainable modes, increasing access to existing provision will likely be required. These will also need to promote access to the 
town centre and to the railway station.  
 

Assessment outcome (on balance): Moderae positive (significant) effect 

Summary of SA Objective 12 

• This site has good accessibility via the A350 and B4528, suggesting that the site would be able to support existing employment land to the south-west of Chippenham.  

• Nonetheless, sustainable modes of transport would need to be improved to support this site and access to the town centre, railway station and existing employment.  

• There is some, but little opportunity to introduce a mixed-use development on this site, but the development of this land for employment or housing would require onsite infrastructure improvements 
and could lead to local benefits as a result.  

• Overall, a moderate positive effect is likely to arise from this site for Objective 12. 
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Chippenham Site Number and SHELAA ref(s): Site 4 (SHELAA site 803) 
Site size: 3.93 ha   Site capacity: approximate range 98 - 138 dwellings 
Site description: This relatively small site is in agricultural use (pasture). It is located to the south of Chippenham, between the B4528, railway line and B & Q. Pudding Brook runs along the northern 
boundary of the site. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

Pudding brook (a minor watercourse) runs through the north of the site. The railway line abuts the eastern edge of the site. Both these features have significant function for 

biodiversity as commuting and foraging corridors between other habitat areas in the wider landscape. 

 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

There are no ecological designations at this site and no priority habitats. 
 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

There are no LGS in proximity to this site which are likely to be affected by development. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

A 50m buffer strip for both the Pudding Brook watercourse and the railway corridor will be required , so this may seriously reduce the developable area within this site. 
Corridors provide commuting and foraging for a range of wildlife species and connectivity between different areas of habitat in the wider landscape area. The inclusion of the 
buffer zones is to ensure avoidance of impacts. In addition to this, mitigation for loss of pastoral land of relatively low ecological value could be provided through 
enhancement of retained features within individual sites.  
In line with national policy, local plan policy and standing advice from relevant bodies, the development of the site would have the potential to make suitable provision for 
buffers to recognised green/water course corridors. There are no river corridors within or adjacent to this site. Protection should be given to mature hedgerows and trees 
along the boundaries of the site where possible. Given the size of the site there would be the potential to make suitable provision for buffers to protect any biodiversity 
features and the provision of public open space which may give opportunities for biodiversity enhancement. 
In accordance with local plan policy and planning guidance, the development of the site would be capable of delivering multifunctional Green Infrastructure that will protect 
and enhance existing biodiversity features and species and allow for biodiversity gain.  

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 1 

• The site has several biodiversity sensitive areas including Pudding Brook and the railway line. Both these features have significant function for biodiversity as commuting and foraging corridors 
between other habitat areas in the wider landscape. 

• A 50m buffer strip for both the Pudding Brook watercourse and the railway corridor will be required , so this may seriously reduce the developable area within this site.  

• Mitigation for loss of pastoral land of relatively low ecological value could be provided through enhancement of retained features within individual sites.  

• A minimum of 10% net gain for biodiversity is required within individual sites and overall layout and design should ensure that habitat creation provides connectivity to adjacent or nearby habitat areas.  

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 
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1. Ensure development 
maximises the efficient use 
of land? 
 

This is a relatively small site. It is considered that the development of this site would be capable of delivering appropriate densities, and therefore helping to make efficient 
use of land, in line with local planning policy and available evidence.  
The site is adjacent to a retail park, engineering company and Pudding Brook to the north, a building supplies company to the west and an area of mature woodland and the 
main railway line to the east and these surrounding uses could reduce the number of dwellings delivered on this site.  

2. Maximise the reuse of 
Previously Developed Land? 

This site contains two small fields of pasture and a small area of woodland. There is no PDL on the site therefore no opportunities for maximising PDL. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This relatively small site is located on greenfield, agricultural land which has not been developed before. It is unlikely to be contaminated. On the basis of available evidence, 
it is considered unlikely that remediation measures would be required in order to facilitate development. If subsequent evidence becomes available which suggests that there 
may be land contamination, an assessment would be required as part of any future planning application to establish a remediation and mitigation strategy. 
 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

This small site is Grade 3 BMV agricultural land but given the size of the site, development would have only minor impacts on this question. 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is relatively small and is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, 
potentially viable mineral resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This small site would likely have fewer opportunities to incorporate sustainable waste management facilities and integrated recycling infrastructure than a larger site, given 
lack of space. Benefits are therefore likely to be less, although kerbside collection will still be available.  
The nearest Household Recycling Centre to this site is just off J17 of the M4 some 9km away, with the Calne Household Recycling Centre some 14km away, so enabling 
sustainable waste management on-site would be the most effective and beneficial.  
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 
 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 2 

• A small greenfield site consisting of two fields of Grade 3 BMV agricultural land. No previously developed land present.  

• Site is unlikely to be contaminated but further assessment may be required.  

• There are several different adjacent land uses which could reduce the number of dwellings delivered on this site.  

• It is not located within a designated Mineral Safeguarding Area.  

• There would be fewer opportunities to incorporate sustainable waste management facilities and integrated recycling infrastructure than a larger site.  

• Overall, given the size of the site and likely impacts, minor adverse effects are considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 

This site is covered in its entirety by Source Protection Zone 2 which is the outer protection zone. Therefore it does not require an assessment as to whether it it poses an 
unacceptable risk to the source of supply. Zone 2 is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based loosely on consideration of 
the minimum time required to provide delay, dilution and attenuation of slowly degrading pollutants. The site is not covered by Drinking Water Protected Areas or Drinking 
Water Safeguard Zones. In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable 
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 provision to protect and, where appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located 
adjacent to watercourses and ensuring that runoff does not enter these watercourses. Consultation with the Environment Agency could be required to determine the likely 
effects of development within the areas identified within the Source Protection Zones. Reference should also be made to Wiltshire Council’s Groundwater Management 
Strategy 2016.Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from impermeable surfaces. As 
this site covers a Source Protection Zone, the extent to which Sustainable Drainage systems can be used may be affected. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Chippenham. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) no improvements are required, 
meaning the STW can cope with the planned capacity. This is subject to further detailed review. Although it is thought that the local STW could cope with capacity, it is very 
probable that this site will require investment in water, sewerage and drainage infrastructure to serve this development. There is no evidence to suggest that development of 
this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. As this site is surrounded by existing development, it is 
likely that existing water infrastructure is in place. It would need to be confirmed whether any network reinforcement is necessary to maintain satisfactory service levels. As 
this is a smaller site, less pressure is exerted onto existing systems and less new infrastructure would be required. Where the pressure exerted by new housing and/or 
employment development could lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the 
developer(s) and the relevant utilities companies. 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 3 

• The site is completely covered by Source Protection Zone 2, meaning there is a 400-day travel time from pollutant to source.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• The site does not cover a Drinking Water Protected Area or Drinking Water Safeguard Zone.  

• According to Wessex Water, it is thought that the STW that serves Chippenham can cope with the increased capacity planned for in the current strategy.  

• Investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, however as this is a smaller site and is surrounded by existing development, investment is not 
thought to be as much as it would for larger sites that are further away from existing development.  

• Consultation with the Environment Agency could be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 
However, this may be limited for this site.  

• Overall, given the increased demand on water resources, and that the site is entirely covered by Source Protection Zone 2, moderate adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 
 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases – but 
it is a relatively small site and will already be affected somewhat by noise, light and vibration from adjacent uses.  
Mitigation measures could include locating any new development away from the woodland and railway line in the east of the site. Levels of light pollution could be minimised 
through sensitive design and layout.  
Due to proximity of the railway line and industrial/retail premises, the proposed design of residential amenity should follow the principals of ProPG - Professional Practice 

Guidance on Planning & Noise Guidance for new residential development and ensure noise impacts are incorporated into the early design stages. A noise assessment will 

be required to confirm noise impact on noise sensitive receptors and appropriate mitigation. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 

This is a relatively small site and it is not considered likely that development would have a significant impact on local air quality given the amount of development anticipated. 
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areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, the site is near to a railway line and industrial/retail premises and developers will need to carry out appropriate assessments in order to 
determine whether any impacts are significant.  

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 4 

• This is a relatively small site which will already be affected somewhat by noise, light and vibration from adjacent uses, including the railway line and industrial and retail premises.  

• Development will increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases – but is not likely to be significant. 

• Given adjacent land uses, developers will need to carry out appropriate assessments in order to determine whether any impacts are significant. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

As this is a smaller site, it is thought that far fewer emissions would be produced during the construction and occupation of the site. Mitigation measures can still be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
deliveringsustainable transport. 
It would be possible for a development of this scale to include renewable energy generation; however, this would mainly be within buildings rather than areas of open space. 
Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

It is considered possible for all new development to be located within Flood Zone 1. 11% of the site is unsuitable for "more vulnerable" development such as housing as it is 
in flood zone 3b, and a further 12% may also be unsuitable, subject to the exception test. The areas of significant and moderate flood risk are in proximity to Pudding Brook, 
to the north of the site.Wide buffer zones with significant biodiversity enhancement and Green infrastructure should be left adjacent to Pudding Brook, which is the only 
watercourse near to the site. Consideration should be given to sequentially planning the development of the site to ensure that the risk of flooding is alleviated. Further 
detailed modelling work (SFRA Level 2) may be required to substantiate which parts of the site can be developed without risk of flooding from fluvial sources. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 
 

There is a high risk posed to 15% of the site due to high groundwater levels, along the northern border of the site. This means groundwater levels are less than 0.025 m. 
High groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations will be required. 
As this is the area also at risk of surface water flooding, it would be possible to locate development away from this area. Vulnerability could be further minimised using flood 
defences and buffer zones. 
There is also significant and moderate risk associated with both fluvial and pluvial surface water flooding, which is exacerbated by climate change. The highest fluvial risk on 
site, located in Flood Zone 3b (5% chance of flooding each year) covers 11% of the site. There is minimal risk of pluvial flooding, with 29% of the site having 0.1% chance of 
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flooding each year, and the rest of the site is less than this. Flood risk from surface water, is highest along the northern edge of the site, near Pudding Brook. Although 
development could avoid these areas and avoid risk, it may worsen the risk elsewhere if surface water isn’t managed sustainably.  
Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. A detailed 
Flood Risk Assessment and Surface Water Drainage Strategy would be required to identify and mitigate flood risk and to ensure flood risk isn’t exacerbated elsewhere. 
Further detailed modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is the smallest site in Chippenham, there may not be much provision for large areas of open space, however there will be less greenfield land lost. Enough land would 
need to be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling 
or bettering current greenfield infiltration rates. However, some commonly used sustainable drainage techniques will not be able to be used across some of the site due to 
high groundwater levels. Areas currently at risk of fluvial flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green 
Infrastructure.  

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• This is a smaller site, the majority of which is in Flood Zone 1.  

• Areas of significant and moderate flood risk are associated with Pudding Brook to the north of the site. This means 12% of the site is potentially undevelopable. 

• There is also a significant risk associated with shallow groundwater under 15% of the site. This would inhibit the use of some sustainable draining methods, likely resulting in surface water having to 
be drained through conventional piping systems. This puts pressure on the existing system.  

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere 

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 

• Wide buffer zones should be left adjacent to those watercourses with significant biodiversity enhancement and Green Infrastructure.  

• It would be possible for this development to include renewable energy generation. As this is a smaller site, there may be limited open space for renewable energy however it could still be provided 
within buildings. It is considered that any future development could incorporate appropriate measures to adapt to the predicted future impacts of climate change.  

• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is thought that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. It is considered possible for new development to be in flood zone 1. However, given the flood risk and the high groundwater levels across a 
small section of the site, minor adverse effects are likely where mitigation would be problematic. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This is the smallest site in Chippenham meaning there may be less open space available for opportunities to support energy generation from renewable and low carbon 
sources. There may still be opportunities for renewable energy generation on a smaller scale, for example, solar panels on roofs. As there will be fewer homes on this site, 
demand will be lower. To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy 
from these sources from developers, that: 
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• maximises the potential for suitable development; 

• considers identifying suitable areas and options for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 
 

Due to the size of this site it is thought that less investment may be required to reinforce the grid as the increased demand wouldn’t be so great.  
At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, however according to the Swindon and Wiltshire Local Energy Strategy (2018) the 
Chippenham BSP is not currently capacity constrained but could become so due to large load increases and are projected to become so within the next 4 years.  
The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to 
reinforce the network. However, it is not known how the site will be brought forward - if the site was able to support its own renewable energy then also wouldn’t need to 
invest in reinforcement, however it is thought that this site may struggle to allocate much open space for renewables.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size would enable less economic and employment opportunities in sustainable green technologies. There may be parts of the site that could 
be suitable for renewable and low carbon energy sources and supporting infrastructure however it is thought that most of the site will be used for development to improve 
viability. With less renewable energy generation on site there are fewer possibilities for development to draw its energy supply from decentralised, renewable or low carbon 
energy supply systems onsite and for co-locating potential heat customers and suppliers. However, being a smaller site, there will be a lower energy demand.  

4. Deliver high-quality 
development that 
maximises the use of 
sustainable construction 
materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building 
Regulations?        

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
 

Summary of SA Objective 6 

• It is thought that a site of this size would not support large-scale renewable energy generation or create economic and employment opportunities in sustainable green technologies as there is limited 
space available. It would still be possible to generate renewable energy on a smaller scale. 

• There will need to be a positive strategy for energy from renewable sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• As this is a smaller site, energy demand will be less. However, it is thought that there may be less opportunity for large-scale renewable energy production, so the site will likely still depend on the 
existing grid.  

• The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to reinforce the network. 

• It is thought that as this is a smaller site, less investment would be required.  

• Overall, given that this is a smaller site, less investment would likely be required to reinforce the grid, however, there may be less opportunity for large-scale renewable energy opportunities. Therefore, 
minor positive effects are considered likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 

Conservation – Patterdown Farm is physically and visually separated from site by railway embankment. No significant effects likely. 
Archaeology – Based on evidence that is currently available and known, the site appears to be not heavily constrained by archaeological 
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Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

remains. Further investigation is likely needed during a planning application process in the form of geophysical survey and subsequent trial trenching to identify the presence 
and significance of potential archaeological remains. 
Historic Environment - The site is characterised as Post medieval to C21 piecemeal enclosure fields, with no former character legible – not highly sensitive. The site 
comprises part of a wider network of weak continuity, where landscape character has been subject to change. 
 
 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site for housing could deliver housing that maintains and enhances the distinctiveness of settlements 
through high quality design.  
No details of any potential future development scheme or design and layout are currently known.  
Development of the site would have the potential to appropriately protect and enhance designated heritage assets according to their significance. This site is not located in or 
near to any conservation area or heritage designation. 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 7 

• Patterdown Farm is physically and visually separated from site by railway embankment. No significant effects likely. 

• Based on evidence that is currently available and known, the site appears to be not heavily constrained by archaeological remains.  

• The site is characterised as post medieval to C21 piecemeal enclosure fields, with no former character legible – not highly sensitive. The site comprises part of a wider network of weak continuity, 
where landscape character has been subject to change 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

No AONBs, national parks or other nationally designated landscapes cover this area. The Cotswolds AONB is approx. 4.5km to the west and Corsham Court Registered 
Park and Garden (Grade II*) is located approximately 1.5km, also to the west. No significant impacts are anticipated on any nationally designated landscapes. 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 

The site is on the southwest of Chippenham between the GWR railway line and B458 (Saltersford Lane). Consented residential development (Land at Hunters Moon) is 
currently under construction opposite the site to the west of Saltersford Lane. 
The site comprises two, small fields laid to rough and wet grassland. The elevated embankment of the GWR railway encloses the site to the east and south.  Hedgerows along 
Saltersford Lane form the site boundary to the west.  It is on low-lying land that forms part of the tributary valley of Pudding Brook, which flows east along the northern site 
boundary towards the River Avon.    
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The site is encompassed by existing commercial and industrial units located at Methuen Park to the northwest and fronting onto the A4 to the north that form the southern 
edge of the large residential suburb of Cepen Park (South) located to the northwest of the site. It is a secluded site, detached and isolated from countryside due to a combination 
of topography, vegetation and consented development on adjacent land.  It is heavily influenced by surrounding built form and railway infrastructure.   
This is a small, detached, undesignated area of landscape that contains few distinctive characteristics. This is a simple landscape with limited scenic quality. The landscape is 
considered to be in generally moderate to poor condition and is influenced by surrounding urban land uses.  Overall, it is considered that the site is of generally low landscape 
sensitivity to housing development.  The site has high capacity to accommodate housing development due to limited scenic value and strong influence of surrounding urban 
land uses.  
Scope for mitigation: 
- Retain hedgerows, trees and woodland as part of a mature landscape framework; 
- Limit development heights in order to retain treed skylines along railway embankment and wooded character of the site; 

- Incorporate appropriate built development separation to the watercourse. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site. The site shares no inter-visibility with countryside and no Public Rights of way cross the site. 

Assessment outcome (on balance): Neutral effect 

Summary of SA Objective 8 

• No AONBs, national parks or other nationally designated landscapes cover this area. No significant impacts are anticipated on any nationally designated landscapes. 

• The site is encompassed by existing commercial and industrial units located at Methuen Park to the northwest and fronting onto the A4 to the north. 

• It is a secluded site, detached and isolated from countryside due to a combination of topography, vegetation and consented development on adjacent land.   

• It is heavily influenced by surrounding built form and railway infrastructure.   

• This is a simple landscape with limited scenic quality. The landscape is considered to be in generally moderate to poor condition and is influenced by surrounding urban land uses.  Overall, it is 
considered that the site is of generally low landscape sensitivity to housing development.   

• Overall, neutral effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Chippenham affordability ratio is 4.16. This is lower than the Wiltshire average of 

4.76 based on the same dataset. The record of delivery of homes in the Town has been below planned levels over the WCS plan period. Existing WCS plan policy requires 

30% affordable housing to be delivered on this site, but current rates of house building and the proportion of affordable housing delivery at the Town suggest that achieving 

these levels may be difficult for the settlement in its entirety. This is a very large site that could deliver up to 140 new homes. There are no known constraints to affordable 

housing delivery on this site. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

Generally level ground but size of site limits potential for provision of a wide range of house types and sizes. Developments providing a mix of house types and sizes can be 
delivered on small or large sites. There is no known reason why, in accordance with local plan policy and national standards, the development of this site could not deliver a 
number of high quality, sustainable homes of different types and tenures. The development of this site will have significant benefits in terms of providing a wide range of 
house types, sizes and tenures to meet the housing needs of a wide cross-section of the community. 

Assessment outcome (on balance): moderate (significant) positive effect 
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Summary of SA Objective 9 

• A scheme on this site is considered capable of delivering some affordable housing alongside market homes.  

• Development on this site could deliver high-quality and inclusive design.  

• Delivering homes of different types and tenures may be difficult due to the site size/developable area.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, moderate positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 
 

This site is in an area with less deprivation outlined by the IMD 2019 and development of the site is unlikely to have significant social benefits in the most deprived areas. 
Nonetheless, this site could support new homes, increasing opportunities for people from a range of incomes and social backgrounds to access a range of house types, 
sizes and tenures and thereby help reduce deprivation and social exclusion in the area.  
The site could support up to circa 140 homes and therefore help to meet the needs of those on low incomes or who cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Chippenham area through housing provision, short-term construction jobs and a significantly larger 
workforce for local businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

This site is positioned approximately 1.6km to the west of Chippenham Town Centre. While the town centre isn’t every accessible via walking, it is better connected by 
cycling and public transport. However, it is not considered to be very well connected and opportunities to improve accessibility to the town centre could be sought as part of 
any development on this site. This would include creating or enhancing opportunities to cross the railway line, which runs north to south, easterly of this site. While the site of 
this site is unlikely to support vast amounts of amenity greenspace on site, opportunities should be taken to enhance access to nearby Green Infrastructure assets, including 
pudding brook.  
Housing development at this site would be likely to produce a need for 13-18 early years places, 30-43 primary school places and 22-43 secondary school places. In meeting 
the needs arising from this site, it is expected that Section 106 monies would be required to expand an existing pre-school, be sought to support the expansion of the 
planned 1.5FE primary school on the Rowden Park site and further, be required for the expansion of an existing secondary school or invested into a new school in the Town.  
In terms of GP provision, the site is connected to Chippenham Community Hospital and Rowden Surgery via walking, cycling and public transport. The  redevelopment of 
Chippenham Community Hospital was agreed as part of the Chippenham Site Allocations Plan, but this has not come forward. In 2016 and 2020 all but one of the GP 
surgeries in Chippenham were analysed as being subject to negative capacity gaps, with these being forecast to increase during the period up to 2026. Financial 
contributions are to be sought to support healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

This site is situated in close proximity to the existing facilities of Chippenham. Given the size of the site, it would be unlikely to be able to support onsite public space or 
community facilities. Nonetheless, proximity to existing provision suggests that there could be opportunities to ensure that access to these through sustainable modes of 
transport for all residents of the site. Employment development could also create opportunities for public open space off site.  

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Chippenham is unlikely to reduce rural isolation to any great extent as the housing will be located at Chippenham and will be meeting the needs of 
Chippenham primarily. However, new development could provide significant affordable housing for those people living in surrounding rural areas who cannot afford rural 
house prices and there will be new education, healthcare and community facilities which rural residents could access. Public transport services will need to be extended to 
serve this new development and this could also benefit people in rural areas. 

Assessment outcome (on balance): Minor positive effect 
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Summary of SA Objective 10 

• Development at this site would not lead to homes and/or job creation in an area subject to higher levels of deprivation.  

• This site would be unlikely to deliver a high level of affordable housing, but a proportion should be sought to ensure access to a mix of housing types and tenures.  

• Education needs arising from the development of the site are likely to be required to be met onsite or through financial contributions towards offsite provision. 

• While the site would be unlikely to support onsite health provision, community facilities or amenity greenspace, contributions could ensure sufficient access, thus social benefits from the site.  

• This site is well related to existing service and facility provision in Chippenham and could therefore improve accessibility to these through sustainable modes of transport.  

• This site is unlikely to lead to any social benefits in reducing rural isolation. 

• Overall, a minor positive effect is likely when assessed against this objective. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

It may be possible to provide a mixed-use development in this location, although the site is relatively small. There is already good access to employment, health and retail 
facilities which are within close proximity to the site. 
 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

Development of this site is unlikely to significantly exacerbate issues of local transport capacity.  

The site is constrained by the B4528 and the railway line, however vehicle access is feasible. This site lies between the B4528/ Bath Road roundabout and the shuttle 
working tunnel under the railway, both of which experience anecdotal congestion and queuing, which will likely be impacted by growth, but not significantly. This may not be 
addressed by a development of this scale. 
The site is within close proximity to employment, retail and health opportunities, although local primary schooling is approx. 2km away and a 30-minute walk. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: Within the immediate location, cycle and pedestrian access is poor, but the provision of infrastructure leading to Bath Road would significantly improve 
this; there is a likely need to provide a controlled crossing across Bath Road near to the B4528/Bath Road roundabout – the nearest being east of B&Q. The site is within 
close proximity to the hospital, with the town centre and rail station just beyond an acceptable distance. However, the route to these destinations, whilst well served, is not 
attractive at the outset, with the route passing along a heavily used road (Bath Road) and through an area dominated by industrial and large retail surroundings. 
Bus: Bath Road is relatively well served by existing bus services, with bus stops just beyond the acceptable norm i.e. 400m. The nearest bus stop being 450m. 
Rail: The rail station is just beyond 2km walk, which is generally considered the maximum commuting distance. However, with station improvements, good cycle accessibility 
and a multitude of destinations, this distance may not heavily impact upon rail patronage.  
Service Vehicles: The site is well served for Service Vehicles, given the industrial nature of the surroundings. 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 11 

• This site is relatively small and is in quite close proximity to the A4 Bath Road, employment, retail and healthcare facilities. 

• Development of this site is unlikely to significantly exacerbate issues of local transport capacity.  

• This site lies between the B4528/ Bath Road roundabout and the shuttle working tunnel under the railway, both of which experience anecdotal congestion and queuing, which will likely be impacted by 
growth, but not significantly. 

• Bath Road is relatively well served by existing bus services.  

• Site specific mitigation measures include: possible need for a controlled pedestrian crossing across Bath Road to maximise pedestrian, cycling and bus patronage. 

• Strategic mitigation: there is limited opportunity for direct delivery of strategic mitigation and contributions will be necessary. 

• Overall, minor adverse effects are considered likely against this objective.  

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 
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1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The site is positioned approximately 1.6km to the west of Chippenham Town Centre. It has good access to existing local facilities. While access by sustainable modes of 
transport will need to be enchanced as part of any development on this site, there are existing public transport connection to Bath Road and approximately a 3 minute walk 
away from the site, which create an opportunity for enhanced access to the town centre.  
 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

This site has good access to the A350 and B4528. Bath Road Industrial Estate is positioned north of the boundary of this site. The A4 (Bath Road) to the north provides 
access to Mathuen Park and the centre of the Town. Given the size of this site it would be less likely to support a mixed use development, but could accommodate housing 
or employment. Nonetheless, development at the site could help to support existing employment, particularly that positioned to the north.  
Development of the site would not lead to any loss of protected employment land and could support existing local employment uses. Opportunities to enhance public 
transport and promote other sustainable modes should be pursued as part of any development on this site, improving access to the town centre and local employment area 
where possible.  
 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This site could provide some new housing, including affordable housing and associated infrastructure, that will help support the local economy and economic growth, 
including new highway infrastructure.  
This site is less likely to support economic and employment opportunities in sustainable green technologies alongside housing, but could support the renewable energy 
sector as employment land. 
Development falling in B use-classes are not currently liable for Community Infrastructure Levy charges, but investment into the area will help promote economic growth and 
investment into local infrastructure to support onsite development.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

While this site provides very little opportunity for mixed-use development, it is closely related to an existing employment site and situated on the edge of the built area of 
Chippenham. This means that it is well related to existing residental and employment land and would likely support reduced travel to work distances.  
 

Assessment outcome (on balance): Minor positive effect 

Summary of SA Objective 12 

• Development at this site would benefit from access to the existing public transport network, but opportunities should be taken to ensure the promotion of all sustainable modes of transport. 

• The site would be less likely to support a mixed-use development to meet all employment needs arising from housing development on the site, but would benefit from its situation near the Bath Road 
Insustrial Estate and existing residential areas.  

• New housing or employment on this site could support some local infrastructure improvements, but is unlikely to go much beyond that which would be needed to support the site.  

• Overall, a minor positive effect is likely in relation to this objective. 

 

Chippenham Site Number and SHELAA ref(s): Site 6 (SHELAA site(s) 467, 468, 497) 
Site size: 67.85 ha   Site capacity: approximate range 1696 - 2375 dwellings 
Site description: This site is located to the north-west of Chippenham. It straddles the A420 and includes Allington Farm. The site extends west past the Texaco garage and south as far as Frogwell. 
The site is mainly agricultural and in both arable and pasture uses.  

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 
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1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

There are no ecological designations within or in close proximity to this site.  
Hardenhuish Brook runs along the northern boundary of the site.  
There is a lesser horseshoe bat roost that mitigation was provided for in relation to the dualling of the A350. A substantial buffer will be needed around this and retention (and 
enhancement) of key flight lines will be required.  
Watercourses and ditches offer function for biodiversity. A 50m buffer will be required each side of the Hardenhuish Brook, plus smaller buffering for field ditches if retained 
(although these could be incorporated into a SuDs scheme for the site). 
Potential for adverse impacts to water quality within Bristol Avon CWS and disturbance of wildlife using the riparian corridor (including a number of European Protected 
Species). Mitigation should include retention and enhancement of hedgerows and tree lines for bats and enhancement of habitats within 50m buffer strip each side of 
Hardenhuish Brook. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

There are no ecological designations within or in close proximity to this site.  
Hardenhuish Brook runs along the northern boundary of the site.  
There is a lesser horseshoe bat roost that mitigation was provided for in relation to the dualling of the A350. A substantial buffer will be needed around this and retention (and 
enhancement) of key flight lines will be required.  

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

Approx 4km west of this site there is the remains of old water mills and industrial archaeology in the A420 road cutting at Giddeahall. However, this is unlikely to be directly or 
indirectly affected by development of this site. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

In line with national policy, local plan policy and standing advice from relevant bodies, the development of the site would have the potential to make suitable provision for 
buffers to recognised green/water course corridors. Protection should be given to mature hedgerows and trees along the boundaries of the site where possible. Given the 
size of the site there would be the potential to make suitable provision for buffers to protect any biodiversity features and the provision of public open space which may give 
opportunities for biodiversity enhancement. 
In accordance with local plan policy and planning guidance, the development of the site would be capable of delivering multifunctional Green Infrastructure that will protect 
and enhance existing biodiversity features and species and allow for biodiversity gain. 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 1 

• There are no ecological designations within or in close proximity to this site.  

• Hardenhuish Brook runs along the northern boundary of the site - watercourses and ditches offer function for biodiversity. A 50m buffer will be required each side of the Hardenhuish Brook, plus 
smaller buffering for field ditches if retained (although these could be incorporated into a SuDs scheme for the site). 

• There is a lesser horseshoe bat roost that mitigation was provided for in relation to the dualling of the A350. A substantial buffer will be needed around this and retention (and enhancement) of key 
flight lines will be required.  

• Mitigation should include retention and enhancement of hedgerows and tree lines for bats and enhancement of habitats within 50m buffer strip each side of Hardenhuish Brook. 

• Given the size of the site there would be the potential to make suitable provision for buffers to protect any biodiversity features and the provision of public open space which may give opportunities for 
biodiversity enhancement. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

It is considered that delivering appropriate densities on this site would be problematic given its location west of the A350 where there is no other urban development. The site 
is not adjacent to existing urban development of Chippenham. The site is large and extends out into open countryside, approx. 1.5km along the A420 and south where the 
site is not adjacent to the A350.  
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 Development density will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required due to the site’s size and location 
extending out into open countryside and particularly not being adjacent to any existing development. Density of development is likely to be lower than for other sites to take 
these factors into account.  

2. Maximise the reuse of 
Previously Developed Land? 

This site contains very little PDL. There is one farm with associated farmyard and buildings and Allington Farm Shop and Café and associated car parking. The majority of 
the site is agricultural land. There may be opportunities for maximising reuse of the farmyard and Farm Shop, Café and car parking but otherwise opportunities are limited. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This large site is located on greenfield, agricultural land which has not been developed before and is unlikely to be contaminated. There is one farmstead within the site 
where localised contamination may be an issue. However, on the basis of available evidence, it is considered unlikely that remediation measures would be required for most 
of this site in order to facilitate development. If subsequent evidence becomes available which suggests that there may be land contamination, an assessment would be 
required as part of any future planning application to establish a remediation and mitigation strategy. 
 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows that all of this site consists of Grade 3 BMV agricultural land. There is no differentiation between Grades 3a and 3b so further assessment may be required. 
Development of this large site would lead to a significant loss of mainly medium quality agricultural land. Where possible, any development on this site should be located so 
as to reduce the loss of BMV, with development of lower quality land instead. Given the likely scale of development, significant adverse effects would be anticipated. 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 
resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a large site and it is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and design of 
development.  
The nearest Household Recycling Centre to this site is just off J17 of the M4 some 6km away, with the Calne Household Recycling Centre some 14km away, so enabling 
sustainable waste management on-site would be the most effective and beneficial.  
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 
 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 2 

• This large site consists mainly of Grade 3 BMV agricultural land.  

• There is one farm with associated farmyard and buildings, Allington Farm Shop and Café and associated car parking - there may be opportunities here for maximising reuse of PDL but otherwise 
opportunities are limited. 

• Delivering appropriate densities on this site would be problematic given its location west of the A350 where there is no other urban development. The site is not adjacent to existing development. 
Development density will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required. 

• Land contamination is unlikely to be an issue but there may be localised contamination at the farm which may need further assessment. 

• The site is not located within a designated Mineral Safeguarding Area. 

• It is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and design of development. 

• Overall, moderate adverse effects are likely against this objective given the size of the site, location west of the A350, scale of loss of medium quality agricultural land and likely landscape mitigation 
required that would reduce achievable densities. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 
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1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is covered in its entirety by Source Protection Zone 2 which is the outer protection zone. Therefore it does not require an assessment as to whether it it poses an 
unacceptable risk to the source of supply. Zone 2 is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based loosely on consideration of 
the minimum time required to provide delay, dilution and attenuation of slowly degrading pollutants. The site is not covered by Drinking Water Protected Areas or Drinking 
Water Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses.  
Consultation with the Environment Agency could be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 
Reference should also be made to Wiltshire Council’s Groundwater Management Strategy 2016. Consideration should be given to the inclusion of Sustainable Drainage 
Systems to control the risk of surface water flooding from impermeable surfaces. As this site covers a Source Protection Zone, the extent to which Sustainable Drainage 
systems can be used may be affected. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Chippenham. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) no improvements are required, 
meaning the STW can cope with the planned capacity. This is subject to further detailed review. Although it is thought that the local STW could cope with capacity, it is very 
probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to suggest 
that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed whether 
any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could lead to 
capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 3 

• The site is covered by Source Protection Zone 2 meaning there is a 400-day travel time from pollutant to source.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency could be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 

• The site does not cover a Drinking Water Protected Area or Drinking Water Safeguard Zone.  

• According to Wessex Water, it is thought that the STW that serves Chippenham can cope with the increased capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development due to the increase in demand.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 
However, this may be limited for this site. 

• Overall, given the increased demand on water resources, and that the site is covered entirely by Source Protection Zone 2, moderate adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 
 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases - in an 
area of open countryside. Significant new transport infrastructure will also be needed, which is likely to increase levels of noise, light and vibration. However, this site does 
already have potential access to the A350 and A420 so some large-scale highway infrastructure may not be necessary. The A350 and A420 and proximity to Chippenham in 
the north-east of the site will also already impact on this area somewhat in terms of noise and light pollution.  
The location of Chippenham Rugby Club means that only the north-east part of the site is adjacent to the urban area and this is likely to have a greater adverse effect on the 
countryside to the west from light pollution. Mitigation measures could include locating higher density development towards the east/north-east of the site, nearer to the urban 
area, with lower density development located to the west, north and south of the site. Levels of light pollution could be minimised through sensitive design and layout and 
locating new highways infrastructure so as to reduce noise, light and vibration levels on surrounding rural areas.  
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Due to proximity of the A350 and A420 and Bumpers Farm Industrial Estate, the proposed design of residential amenity should follow the principals of ProPG - Professional 
Practice Guidance on Planning & Noise Guidance for new residential development and ensure noise impacts are incorporated into the early design stages.  
A noise assessment will be required to confirm noise impact on noise sensitive receptors and appropriate mitigation. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

This site extends out into open countryside west of Chippenham. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing 
roads and from any new highway infrastructure needed to serve the development.  
The centre of Chippenham has shown elevated levels of Nitrogen dioxide close to the Annual mean objective, particularly in the vicinity of Station Hill. There is a strong 
potential that an AQMA would be required in this area. Development of this site is likely to increase traffic entering the town network to access facilities and shops and to 
reach other destinations more generally. 
In order to mitigate / prevent this risk, applications/ master plans should contain measures to reduce or prevent this or for CIL/S106 contributions to enable the Council to put 
in place measures to reduce or prevent this. The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant 
impacts on local air quality. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, the site is in close proximity to the A350, A420 and Bumpers Farm Industrial Estate which will have noise implications for future residents 
which will need to be investigated. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 4 

• Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases - in an area of open countryside. 

• The location of Chippenham Rugby Club means that only the north-east part of the site is adjacent to the urban area and this is likely to have a greater adverse effect on the countryside to the west 
from light pollution. 

• Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the development. 

• The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant impacts on local air quality. 

• This site has potential access to the A350 and A420 so some large-scale highway infrastructure may not be necessary.  

• The A350 and A420 and proximity to Chippenham in the north-east of the site will also already impact on this area somewhat in terms of noise and light pollution.  

• Overall, given the size and location of this site and extent of likely impacts against this objective, moderate adverse effects are considered likely with mitigation problematic. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

A site of this size has the potential to produce large amounts of greenhouse gases through the construction and occupation of the development. Mitigation measures can be 
applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable 
energy and delivering sustainable transport. 
It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space. Low carbon 
community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 

It is considered possible for all new development to be in flood zone 1 as less than 8% of the site poses a flood risk. This is associated with Hardenhuish Brook runs along 
the north of the site, which presents a fluvial flood risk immediately either side of it. The site borders and is traversed by approximately 3 watercourses and although not all 
present a flood risk, they could affect where development can be located. Buffer zones with significant biodiversity enhancement and Green infrastructure should be left 
adjacent to Hardenhuish Brook.  
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that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

 
 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 
 

There is a moderate risk posed to 77% of the site due to high groundwater levels. This means that groundwater is between 0.025 and 0.5 m below the ground surface. 13% 
of the site is identified as high risk due to high groundwater levels. This means groundwater levels are less than 0.025 m below the ground surface. High groundwater levels 
could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations will be required.  
There is thought to be low risk of fluvial flooding on site. There is also a low risk of pluvial flooding (0.1% chance each year) across 11% of the site, mostly around the north 
west corner, and to the south of Allington Bar Farm. It is thought this could be mitigated by an appropriate surface water drainage strategy. 
Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. A detailed 
Flood Risk Assessment and Surface Water Drainage Strategy would be required to identify and mitigate flood risk and to ensure flood risk isn’t exacerbated elsewhere. 
Further detailed modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, taking into account the long-term implications for flood risk, 
water supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The significant size of this site will allow for the provision of large areas of open space, but much of what is currently greenfield agricultural land will be developed. There will 
likely be issues with sustainably draining this site due to high groundwater levels. Greenfield infiltration rates are unlikely to be possible. Areas currently at risk of fluvial 
flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.  

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The majority of the site is in Flood Zone 1.  

• Hardenhuish Brook runs along the north of the site, which presents a fluvial flood risk immediately either side of it.  

• Wide buffer zones should be left adjacent to this watercourse with significant biodiversity enhancement and Green Infrastructure.  

• There is a moderate risk associated with shallow groundwater under 77% of the site and a significant risk under 13% of the site. This would inhibit the use of some sustainable draining methods, likely 
resulting in surface water having to be drained through conventional piping systems. This puts pressure on the existing system.  

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere 

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 

• It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space, and it is considered that any future 
development could incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this site has the potential to increase greenhouse gas emissions due to emissions generated through the construction and occupation of the site. These emissions could be reduced 
through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development that can reduce the need to travel and 
by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 
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• Overall, although future development is likely to increase emissions, it is thought that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. It is considered possible for new development to be in flood zone 1. However, given the high groundwater levels, which could inhibit the use of SUDs and thus 
worsen flood risk elsewhere, minor adverse effects are likely where mitigation would be problematic. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is of a considerable size and as such presents significant opportunities to support energy generation from renewable and low carbon sources. To help to increase 
the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential 
heat customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 
 

This site isn’t as large as some of the others, however it is thought that a site of this size could still require investment to reinforce the grid to cope with the increased demand 
that would be required.  
At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, however according to the Swindon and Wiltshire Local Energy Strategy (2018) the 
Chippenham BSP is not currently capacity constrained but could become so due to large load increases and are projected to become so within the next 4 years.  
The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to 
reinforce the network. However, it is not known how the site will be brought forward - if the site was able to support itself then much of this cost could possibly be reduced. 

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable significant economic and employment opportunities in sustainable green technologies. There are parts of the site that 
could be suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?        

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): moderate (significant) positive effect 
 

Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support some energy generation from renewable and low carbon sources and create 
economic and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• Although this site isn’t as big as others, significant investment may be required in the furture to reinforce the grid to cope with increased demand, and this may entail significant costs.  

• The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capcity greater than 5MVA would need to invest to reinforce the network. 

• If the site were to be bought forward with it’s own self-supoprting network through renewable energy generation, these costs could be significantly less. 

• Overall, some investment could be needed to reinforce the grid if the site is not supported by its own renewables, however, it is thought that this cost may not be as much as some of the larger sites, 
as increased demand wouldn’t be so great. Given the opportunity for future renewable energy generation, moderate positive effects are considered likely against this objective.  
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SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

Conservation – the site encroaches on the separate rural identity of Allington. There is some potential for mitigation of impact on Allington Conservation Area via siting, 
design and landscaping. Potential for impact on setting of Sheldon Manor group - highly designated complex of heritage assets illustrating the extended history of a high 
status rural community. Contribution of wider rural setting to the significance of the site would require further assessment but development likely to cause harm and mitigation 
of impact may be difficult. There may be some potential for mitigation of impact on built conservation to north of A420 and in strip adjacent to Sheldon Corner Road. 
However, impact on setting of development of western outlier and southern area of site likely to preclude development in these areas. 
Archaeology – Medieval Settlement of Sheldon – low risk as Scheduled Monument does not extend into the site, though wider landscape may contribute to its setting. Two 
Iron age/Roman settlements inferred from aerial photographs indicate potential for extensive archaeological remains on the site- high risk. Former ridge and furrow field 
systems – very low risk. Prehistoric Flints findspot – low risk. Iron age/Roman enclosure evidence at the centre of SHELAA 469- indicates potential for archaeological 
remains on the site – moderate to high value. Iron Age/Roman enclosure inferred from aerial photographs in the northern buffer area indicates potential for archaeological 
remains – low risk. Former water meadows in the northern buffer area identified by aerial photography have little archaeological value – very low risk. Possible Prehistoric 
enclosure in eastern buffer area visible in aerial photographs indicates potential for remains to continue onto the site – low to moderate risk. Demolished C19 farmstead in 
the NE buffer area – very low risk. Further investigation is likely needed during the planning application process in order to understand the nature and extent of possible 
remains. 
Following further investigation, mitigation could include avoidance of high value archaeological remains where preservation in situ is likely to be required. Consideration 
should also be given to the setting of the scheduled monument during design of future development, with potential development being limited or avoided in the NW corner of 
the site. Also, mitigation strategy could include preservation by record where preservation in situ is not required. Should preservation be part of a mitigation strategy, 
opportunities to interpret and enhance understanding and / or improve land management regimes could be taken forward. 
Historic Environment - The site comprises part of a wider network of weak continuity, where landscape character has been subject to change. Potentially surviving water 
meadow character in the NE buffer area. Mitigation strategy could include retention of surviving historic landscape elements, such as field patterns, hedgerows and mature 
trees, within future development and avoidance of areas of highly sensitive surviving historic landscape character, specifically meadow character in the north of the site.  

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site for housing could deliver housing that maintains and enhances the distinctiveness of settlements 
through high quality design.  
No details of any potential future development scheme or design and layout are currently known.  
The site encroaches on the separate rural identity of Allington and its conservation area. There is some potential for mitigation of impact on Allington Conservation Area via 
siting, design and landscaping. Potential for impact on setting of Sheldon Manor group - highly designated complex of heritage assets illustrating the extended history of a 
high status rural community. Contribution of wider rural setting to the significance of the site would require further assessment but development likely to cause harm and 
mitigation of impact may be difficult. There may be some potential for mitigation of impact on built conservation to north of A420 and in strip adjacent to Sheldon Corner 
Road. However, impact on setting of development of western outlier and southern area of site likely to preclude development in these areas. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 7 

• The site encroaches on the separate rural identity of Allington. There is some potential for mitigation of impact on Allington Conservation Area via siting, design and landscaping. 

• Potential for impact on setting of Sheldon Manor group. Contribution of wider rural setting to the significance of the site would require further assessment but development likely to cause harm and 
mitigation of impact may be difficult. 

• The potential for significant adverse archaeological effects is moderate. Further investigation is likely needed during the planning application process in order to understand the nature and extent of 
possible remains. 

• The site comprises part of a wider network of weak continuity, where landscape character has been subject to change. Mitigation strategy could include retention of surviving historic landscape 
elements, such as field patterns, hedgerows and mature trees, within future development and avoidance of areas of highly sensitive surviving historic landscape character.  
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• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

Cotswolds AONB is approximately 2km to the west of this site. Sheldon Manor Registered Park & Garden (Grade II) is located in close proximity to the western extent of the 
site and Sheldon Wood ancient woodland is located in close proximity to the western extent of the site. 
This is in the main an undesignated, relatively ordinary landscape with occasional distinctive features including shelterbelts and hedgerow trees in the west of the site.  The 
site is in proximity to the Cotswolds AONB, from which there are long-distance open views available across Chippenham towards the rising North Wessex Downs beyond.  It 
is a generally simple landscape with a variety of land uses in proximity and some intrusion from nearby urban elements that reduce the sense of rural separation from 
Chippenham.  The landscape is considered to be in generally moderate condition, with some parts in decline.  Parkland features extending beyond the designated Sheldon 
Manor Park and Garden contribute to the local sense of place to the west and southwest of the site.   

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 
 

The site comprises a number of fields to the north and south of the A420 (Bristol Road) and the east of the A350 (West Cepen Way), to the northwest of Chippenham. 
The site forms part of the mixed arable and pastoral landscape that extends around the northwest of Chippenham. The north part of the site is physically and visually 
detached from its larger southern area as it is screened by mature riparian vegetation growing along the line of the brook along the northern boundary of the site.  It forms 
part of the rural landscape that separates the dispersed hamlet of Allington from the northwest edge of Chippenham.  Allington comprises of clusters of properties along the 
road north of the site. 
The site lies close to the urban edge of Chippenham, to the west of Chippenham RFC grounds and separated from the commercial area further east at Bumpers Farm 
Industrial Estate to the east of the A350. Due to the open character of the site, there are occasional conspicuous urbanising elements including lighting columns at the RFC 
and at roundabout junctions on the A350, modern farm units and other commercial premises, road signage on the A420 and overhead electricity transmission lines along the 
edge of Chippenham.   
Scope for mitigation: 

• Avoid development on rising landform, distanced from the existing urban edge, where it would be prominent in the wider landscape; 

• Retain hedgerows and trees as part of a mature landscape framework and particularly associated with the remnant parkland; 

• Limit development in the south and west of the site to retain the rural character and separation between the urban edge of Chippenham and distinctive parkland features 

and rural road network; 

• Maintain a strategic countryside gap to the north of the site to protect the separate identity of the outlying rural settlement of Allington. 

3. Protect and enhance 
rights of way, public open 

space and common land? 

There is no public open space or common land within this site. 
Footpath CHIW6 passes across the site between Sheldon Corner Rd and the rugby club and this would need to be protected and enhanced. 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 8 

• Cotswolds AONB is approximately 2km to the west of this site. Sheldon Manor Registered Park & Garden (Grade II) is located in close proximity to the western extent of the site and Sheldon Wood 
ancient woodland is located in close proximity to the western extent of the site. 

• This is in the main an undesignated, relatively ordinary landscape with occasional distinctive features including shelterbelts and hedgerow trees in the west of the site.   

• The site is in proximity to the Cotswolds AONB, from which there are long-distance open views available across Chippenham towards the rising North Wessex Downs beyond.  

• It is a generally simple landscape with a variety of land uses in proximity and some intrusion from nearby urban elements that reduce the sense of rural separation from Chippenham.   

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
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Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 

 

Using the 2016 dataset, based on a 2 bed property and average annual gross income, the Chippenham affordability ratio is 4.16. This is lower than the Wiltshire average of 
4.76 based on the same dataset. The record of delivery of homes in the Town has been below planned levels over the WCS plan period. Existing WCS plan policy requires 
30% affordable housing to be delivered on this site, but current rates of house building and the proportion of affordable housing delivery at the Town suggest that achieving 
these levels may be difficult for the settlement in its entirety. This is a very large site that could deliver up to 2375 new homes. There are no known constraints to affordable 
housing delivery on this site. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

There is a relatively small area close to the western boundary of the site that has contours at greater than 1:20 gradient. However, the remaining area of level ground is 
substantial and therefore there is significant potential to provide for a wide range of housing needs and types. Given the substantial amount of level land within the site, thus 
large developable area, there is no known reason why, in accordance with local plan policy and national standards, development could not deliver a significant amount of 
housing.  
Development of this site will have significant benefits in terms of providing for the housing needs of a wide cross-section of the community. 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• A scheme on this site is considered capable of delivering a very high level of affordable housing alongside market homes.  

• Development on this site could deliver high-quality and inclusive design.  

• Homes of different types and tenures could be delivered as part of the development.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  
• Overall, major positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

 

This site falls within a less deprived area but adjoins a more deprived area, as per Indices of Multiple Deprivation (IMD) 2019. Development of this site is capable of 
achieving social benefits, includinggreater inclusivity. Added benefits include increased access to economic opportunities and opportunities for people from a range of 
incomes and social backgrounds to access a range of house types, sizes and tenures and thereby help reduce deprivation and social exclusion in the area.  
Taking account of the size of this site and it’s potential to deliver up to circa 2300 homes, it could deliver a high level of affordable housing and help meet the needs of those 
on low incomes or who cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Chippenham area through housing provision, short-term construction jobs and a significantly larger 
workforce for local businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Chippenham Town Centre lies approximately 2km to the east of this site. Parts of this site are up to 3.3km away from the town centre. The A350 is positioned to the east of 
the site boundary and forms a physical barrier to pedestrian access to the town centre. While the site is somewhat within cycling distance of the town centre via cycling, it is 
not very well connected via walking or public transport. Within the site the A420 forms a physical barrier to connectivity. Development at this site would be likely to require the 
incorporation of sustainable transport options to serve all parts of the site. The size of the site, although split into three parcels, suggests that it would be capable of being 
able to support amenity greenspace e.g. public open space and Green Infrastructure,  including Hardehuish Brook.  
A housing development at this site would generate 220-308 early years places, 526-736 primary school places and 373-522 secondary school places. In meeting the upper 
end of these needs, it is likely that two 2FE primary schools on sites of at least 2ha would be required within the development, these would each be able to support a 60 
place nursery. Additionally, two 80-100 place full day care nurseries or smaller provisions would be required to meet early years needs. In terms of secondary schooling a 
new secondary school is likely to be required at the town to support the proposed level of growth, there are concerns that suitable access from this site to an existing school 
or new school within the settlement may not be achievable. However, S106 monies would be sought to provide additional places at a new secondary school if accessibility 
issues could be overcome.  
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This site is closely related to the Hathaway Medical Centre, which is the only surgery in Chippenham subject to positive capacity. this is projected to become a negative 
provision gap by 2026. The redevelopment of Chippenham Community Hospital was agreed as part of the Chippenham Site Allocations Plan, but this has not come forward. 
In 2016 all but one of the GP surgeries in Chippenham were analysed as being subject to negative capacity gaps, with these being forecast to increase during the period up 
to 2026. The scale of development that could come forward on this site may be capable of bringing forward onsite healthcare facilities. Financial contributions are to be 
sought to support healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

This site is dissected by the A420 and other local roads. Due to the scale of this site, it would be capable of delivering a sizeable amount of public open space and additional 
community facilities onsite. This includes the potential to enhance PRoW: CHIW6 and a local/district centre incorporating community uses to serve the site. Employment 
development could also create opportunities for public open space on site.  
New community, healthcare, education and recreational facilities will be required to serve a development of up to potentially 2300 homes on this site in locations that are 
accessible by sustainable modes of transport to all residents.  

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Chippenham is unlikely to reduce rural isolation to any great extent as the housing will be located at Chippenham and will be meeting the needs of 
Chippenham primarily. However, new development could provide significant affordable housing for those people living in surrounding rural areas who cannot afford rural 
house prices and there will be new education, healthcare and community facilities which rural residents could access. Public transport services will need to be extended to 
serve this new development and this could also benefit people in rural areas. 

Assessment outcome (on balance): moderate (significant) positive effect 

Summary of SA Objective 10 

• Development at this site could have social benefits in an area where there are concerns relating to higher levels of social deprivation.  

• The site could deliver a very good level of affordable housing alongside employment land, community facilities, public open space, amenity greenspace and services, such as schools.  

• There is some potential for development at this site to deliver onsite services and facilties and for offsite contributions to be made into increasing capacity at existing and new services and facilities in 
the local area. For example, in creating places at a new secondary school.  

• There are existing PRoWs on or adjoining this site, in addition to local open spaces that could be enhanced to produce social benefits. Additional opportunities to increase accessibility to central 
Chippenham through sustainable modes of transport may be apparent.  

• This site would be unlikely to lead to a significant reduction of rural isolation, but could have some benefits for rural communities. 

• Overall, moderate positive effects are considered likely against this objective. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The significant size of this site would suggest that a mixed-use development involving residential, health, education, employment and other uses could be achieved that may 
help reduce the need to travel, reduce out-commuting and reduce impacts on existing roads. However, the site is considered difficult to serve by bus and access to the 
railway station is prejudiced by convenient access to the A350. 
Like site 5, the site is severed from Chippenham by the A350 and this is unlikely to be overcome. Whilst the site is of a scale that would attract a bespoke bus service, this is 

likely to serve the site and the town centre only, as opportunities to serve the wider community is restricted due to the ‘outlier’ geography of the site. 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

A development on this scale is considered likely to significantly increase pressures on the local road network. The site would be accessible from the A350 and A420 giving 
good access to motorised transport, but like Site 5, it is on the western side of the A350 resulting in significant severance for pedestrian, cyclist and railway mode shares.  
Whilst the site is of a scale that would likely attract a bespoke bus service, this is likely to serve the site and the town centre only, as opportunities to serve the wider 
community is restricted due to the ‘outlier’ geography of the site. 
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The site location allows for a 4th arm off the Brook Roundabout and further access from the A420 and local access from Sheldon Corner. Alternative access from the A350 is 
inadvisable due to aspirations of dualling, current road speed and weaving distances ensuring that a further A350 junction would not meet necessary design parameters or 
address current Local Plan Policy direction; i.e. resistance to additional access points on the Primary Road Network. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 

Pedestrian/Cycle: Despite the development being of a scale that its internal network could well serve pedestrians and cyclists, it has limited opportunity to access 

destinations within Chippenham due to the severance caused by the A350. 

Bus: The site would likely attract a bus service however this is unlikely to fully address the severance created by the A350 and the likely dominance by the car. 

Rail: Due to potential easy access to the principal route A350, residents are unlikely to drive into Chippenham to access the railway network. 

Service Vehicles: Achievable access from the A350 would adequately accommodate service vehicles. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 11 

• A development on this scale is considered likely to significantly increase pressures on the local road network.  

• The significant size of this site would suggest that a mixed-use development involving residential, health, education, employment and other uses could be achieved that may help reduce the need to 
travel, reduce out-commuting and reduce impacts on existing roads.  

• The site would be accessible from the A350 and A420 giving good access to motorised transport, but it is on the western side of the A350 resulting in significant severance for pedestrian, cyclist and 
railway mode shares.  

• The site location allows for a 4th arm off the Brook Roundabout and further access from the A420 and local access from Sheldon Corner.  

• For pedestrian and cycle access: Despite the development being of a scale that its internal network could well serve pedestrians and cyclists, it has limited opportunity to access other destinations 
within Chippenham due to the severance caused by the A350.  

• For public transport (bus) access: Whilst the site is of a scale that would likely attract a bespoke bus service, this is likely to serve the site and the town centre only, as opportunities to serve the wider 
community is restricted due to the ‘outlier’ geography of the site. This is unlikely to fully address the severance created by the A350 and the likely dominance by the car 

• For rail usage: Due to potential easy access to the principal route A350, fewer residents are considered likely to drive into Chippenham to access the railway network. 

• Site specific mitigation measures include: 4th arm access from existing roundabout; new access from A420 and limited access from Sheldon Corner; accommodation of dualling of A350; and bus 
service provision. 

• Strategic mitigation measures include: Rail station improvements and community travel planning to facilitate ‘headroom capacity’ to deliver development. 

• Overall, due to the anticipated size of development likely to significantly increase pressures on the local road network and the location west of the A350 resulting in significant severance for pedestrian, 

cyclist and railway mode shares, moderate adverse effects are considered likely against this objective. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The eastern boundary of this site is positioned approx. 2km to the north-west of the town centre. The remainder of the site is further away from the town centre and new 
development at this site should look to enhance accessibility via sustainable transport modes, including public transport along the A420. Overall, the eastern part of the site 
has good accessibility to existing facilities, the site as a whole is less accessible to the town centre.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

The site is very well related to the A350 and the A420. It is closely related to Bumpers Farm Industrial Estate. This site is somewhat likely to be able to support mixed-use 
development incorporating employment land, in addition to helping support existing employment areas. Development of the site would not lead to any loss of protected 
employment land and could support the provision of new employment. The site benefits from access to the A350 and A420, but opportunities should be taken to ensure all 
parts of the site are accessible by sustainable modes of transport, including extending existing public transport services to the town centre and existing employment areas.  



62 
 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This site could provide new housing, including affordable housing, employment and associated infrastructure that will help support the local economy and economic growth, 
including new highway infrastructure.  
It is considered that a site of this size could enable significant economic and employment opportunities in sustainable green technologies. Opportunities to support energy 
generation from renewable and low carbon sources should be explored. To help to increase the use and supply of renewable and low carbon energy and heat from this site, 
there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

A site of this size may provide mixed-use development that includes a balance of employment and residential land to meet a wide range of needs, including those arising 
from existing residential development to the east of the A350. This could help reduce the need to travel but there will still need to be significant investment in sustainable 
transport modes linking to the town centre and railway station for those people who work elsewhere. 
 

Assessment outcome (on balance): moderate (significant) positive effect 

Summary of SA Objective 12 

• Development at this site is likely to be capable of helping support existing employment areas, such as Bumpers Farm Industrial Estate.  

• There is an opportunity to incorporate a mix of uses on this site, but this may not be to an extent that could meet all employment needs arising from the site.  

• This site could help to enhance local infrastructure, including enhancements to existing public transport connections to existing employment, the town centre and railway station. 

• Overall, it is likely that there will be a moderate positive effect on Objective 12 arising from development at this site. 

 

Chippenham Site Number and SHELAA ref(s): Site 7 (SHELAA site 744) 
Site size: 43.46 ha   Site capacity: approximate range 1086 - 1521 dwellings 
Site description: This site is located to the north of Chippenham, adjacent to Birds Marsh Wood and the B4069. The site is in agricultural use. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

This site comprises mainly agricultural fields; predominantly improved pasture fields with some more diverse grassland. Fields are bordered by tall, mature hedgerows with 
mature and veteran hedgerow trees, especially to the west. There are standing deadwood trees within agricultural fields, which are an important habitat for a range of 
wildlife, including deadwood invertebrates, and may contain features for roosting bats. The north-eastern area contains small woodlands, copses and linear woodlands, 
which form a network of habitats and an important green corridor. 
Mitigation measures will include suitable buffers around sensitive areas such as Birds Marsh Wood, ponds, priority habitat and smaller woodlands. These buffer areas should 
be connected by newly created habitat wherever possible. The buffer strips around sensitive features - in most cases these will be 50m minimum (Birds Marsh Wood may 
need to be more). Green Infrastructure within the site must realistically connect with GI in neighbouring sites and be based on an overview/masterplan to ensure that 
sensitive areas are not indirectly compromised by adjacent development. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

Birds Marsh Wood County Wildlife Site (CWS) is adjacent to the site, situated at the top of a rolling hill, comprising mature 
deciduous woodland. The landscape extending eastwards from Birds Marsh Wood includes wood pasture and neutral grassland, a high density of ponds, copses, mature 
trees, small watercourses and a network of mature hedgerows, and is known to support populations of protected species, including Great crested newt, and Lesser and 
Greater horseshoe bats. This area is significant and is likely to be particularly sensitive to change. 
The area immediately to the south of Birds Marsh Wood excluding a 50m buffer from the woodland already has outline consent for up to 750 dwellings, therefore there is 
potential for significant cumulative effects with further development in this area, particularly upon Birds Marsh Wood.  
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3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

There are no LGS in proximity to this site which are likely to be affected by development. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

In line with national policy, local plan policy and standing advice from relevant bodies, the development of the site would have the potential to make suitable provision for 
buffers to recognised green/water course corridors. Given the size of the site there would be the potential to make suitable provision for buffers to protect any biodiversity 
features and the provision of public open space which may give opportunities for biodiversity enhancement. The buffer strips in most cases will be 50m minimum (Birds 
Marsh Wood may need to be more). 
In accordance with local plan policy and planning guidance, the development of the site would be capable of delivering multifunctional Green Infrastructure that will protect 
and enhance existing biodiversity features and species and allow for biodiversity gain. Green Infrastructure within the site must realistically connect with GI in neighbouring 
sites and be based on an overview/masterplan to ensure that sensitive areas are not indirectly compromised by adjacent development. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 1 

• This site comprises mainly agricultural fields; predominantly improved pasture fields with some more diverse grassland. Fields are bordered by tall, mature hedgerows with mature and veteran 
hedgerow trees, especially to the west.  

• There are standing deadwood trees within agricultural fields, which are an important habitat for a range of wildlife and may contain features for roosting bats.  

• Birds Marsh Wood County Wildlife Site (CWS) is adjacent to the site to the west 

• The area immediately to the south of Birds Marsh Wood excluding a 50m buffer already has outline consent for up to 750 dwellings, therefore there is potential for significant cumulative effects with 
further development in this area, particularly upon Birds Marsh Wood. 

• Mitigation measures will include suitable buffers around sensitive areas such as Birds Marsh Wood, ponds, priority habitat and smaller woodlands. These buffer areas should be connected by newly 
created habitat wherever possible. 

• Green Infrastructure within the site must realistically connect with GI in neighbouring sites and be based on an overview/masterplan to ensure that sensitive areas are not indirectly compromised by 
adjacent development. 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 
 

It is considered that delivering appropriate densities on this site may be possible but could be problematic given its location in such close proximity to Birds Marsh Wood and 
extending out into open countryside to the north and east towards Langley Burrell. However, this site is adjacent to the strategic Chippenham Site Allocations Plan North 
Chippenham allocation and therefore would be adjacent to existing development.  
Development density will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required due to the site’s size and location 
extending out into open countryside and proximity to Birds Marsh Wood and Langley Burrell. Development would also need to take account of the settings of various listed 
buildings to the east and south of the site i.e. Barrow Farm, The Old School, Pound House, Church of St Peter. Density of development may need to be lower than for other 
sites to take these factors into account.  

2. Maximise the reuse of 
Previously Developed Land? 

This site consists entirely of agricultural land. There are therefore no opportunities for maximising reuse of PDL.  

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This large site is located on greenfield, agricultural land which has not been developed before and is unlikely to be contaminated. On the basis of available evidence, it is 
considered unlikely that remediation measures would be required for this site in order to facilitate development. If subsequent evidence becomes available which suggests 
that there may be land contamination, an assessment would be required as part of any future planning application to establish a remediation and mitigation strategy. 
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4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows that most of this site consists of Grade 2 BMV agricultural land. Development of this large site would therefore lead to a significant loss of higher quality 
agricultural land. Where possible, any development on this site should be located so as to reduce the loss of BMV, with development of lower quality land instead. Given the 
likely scale of development, significant adverse effects would be anticipated. 
 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 
resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a medium-sized site and it is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and 
design of development.  
The nearest Household Recycling Centre to this site is just off J17 of the M4 some 6km away, with the Calne Household Recycling Centre some 15km away, so enabling 
sustainable waste management on-site would be the most effective and beneficial.  
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 2 

• This large site is located on greenfield, agricultural land consisting mostly of Grade 2 BMV agricultural land. There are no opportunities for maximising reuse of PDL. 

• Development of this site would lead to a significant loss of higher quality agricultural land. 

• Development density will be influenced by the size of the site and the significant degree of landscape mitigation which will likely be required due to the site extending out into open countryside, 
proximity to Birds Marsh Wood and Langley Burrell and the need to take account of the settings of various listed buildings. 

• The site is entirely greenfield, agricultural land which has not been developed before and is therefore unlikely to be contaminated. 

• The site is not located within a designated Mineral Safeguarding Area 

• Overall, moderate adverse effects are considered likely against this objective due to the size of the site, likely scale of loss of higher quality agricultural land and likely impacts on densities due to the 
site’s location, proximity to Birds Marsh Wood and Langley Burrell and the need to take account of the settings of various listed buildings. Mitigation will be problematic. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is covered in its entirety by Source Protection Zone 2c which is an extension to the outer protection zone. Therefore it does not require an assessment as to 
whether it it poses an unacceptable risk to the source of supply. Some zones are extended because activities below the surface, such as deep drilling, could create pathways 
for pollutants to enter the groundwater. Zone 2 is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based loosely on consideration of the 
minimum time required to provide delay, dilution and attenuation of slowly degrading pollutants. The site is not covered by Drinking Water Protected Areas or Drinking Water 
Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses.  
Consultation with the Environment Agency could be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 
Reference should also be made to Wiltshire Council’s Groundwater Management Strategy 2016. Consideration should be given to the inclusion of Sustainable Drainage 
Systems to control the risk of surface water flooding from impermeable surfaces. As this site covers a Source Protection Zone, the extent to which Sustainable Drainage 
systems can be used may be affected. 
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2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Chippenham. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) no improvements are required, 
meaning the STW can cope with the planned capacity. This is subject to further detailed review.  
Although it is thought that the local STW could cope with capacity, it is very probable that this site will require significant investment in water, sewerage and drainage 
infrastructure to serve this level of development. There is no evidence to suggest that development of this site for housing and/or employment could not be supported by 
adequate infrastructure to cope with demand. It would need to be confirmed whether any network reinforcement is necessary to maintain satisfactory service levels. As this is 
a smaller site, less pressure is exerted onto existing systems and less new infrastructure would be required. Where the pressure exerted by new housing and/or employment 
development could lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and 
the relevant utilities companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• The site is covered by an extension to Source Protection Zone 2 meaning there is a 400-day travel time from pollutant to source.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency could be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 

• The site does not cover a Drinking Water Protected Area or Drinking Water Safeguard Zone.  

• According to Wessex Water, it is thought that the STW that serves Chippenham can cope with the increased capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development. However, this would not be as significant as some 
of the larger sites.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 
However, this may be limited for this site. 

• Overall, given the increased demand on water resources, and that the site is covered by Source Protection Zone 2c (an extension to SPZ Zone 2), which could affect the ability to use sustainable 
drainage systems, minor adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 
 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases - in an 
area of open countryside. New transport infrastructure will also be needed, which is likely to increase levels of noise, light and vibration. Sensitive receptors include the 
nearby Birds Marsh Wood and the village of Langley Burrell – mitigation measures will be needed to reduce impacts on those. 
Mitigation measures could include locating higher density development towards the south of the site which is adjacent to the existing CSAP strategic allocation, with lower 
density development located to the west, north and east of the site. Levels of light pollution could be minimised through sensitive design and layout and locating new 
highways infrastructure so as to reduce noise, light and vibration levels on surrounding rural areas. Birds Marsh Wood, in particular, should be protected from noise and light 
pollution by leaving a wide, dark undeveloped buffer zone between the wood and new development.  
The design of residential amenity should follow the principals of ProPG - Professional Practice Guidance on Planning & Noise Guidance for new residential development and 
ensure noise impacts are incorporated into the early design stages. A noise assessment will be required to confirm noise impact on noise sensitive receptors and appropriate 
mitigation. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 

This is a large site extending out into open countryside north of Chippenham. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage 
on existing roads and from any new highway infrastructure needed to serve the development.  
The centre of Chippenham has shown elevated levels of Nitrogen dioxide close to the Annual mean objective, particularly in the vicinity of Station Hill. There is a strong 
potential that an AQMA would be required in this area. Development of this site is likely to increase traffic entering the town network to access facilities and shops and to 
reach other destinations more generally. 
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levels of traffic and poor air 
dispersal? 

In order to mitigate / prevent this risk, applications/ master plans should contain measures to reduce or prevent this or for CIL/S106 contributions to enable the Council to put 
in place measures to reduce or prevent this. The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant 
impacts on local air quality. 
 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 4 

• Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases - in an area of open countryside. 

• Sensitive receptors include the nearby Birds Marsh Wood and the village of Langley Burrell – mitigation measures will be needed to reduce impacts on those. 

• Birds Marsh Wood, in particular, should be protected from noise and light pollution by leaving a wide, dark undeveloped buffer zone between the wood and new development. 

• Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the development. 

• The availability of a range of reliable and accessible sustainable transport options will be required to help avoid significant impacts on local air quality. 

• Overall, given the size and location of this site and extent of likely impacts against this objective, moderate adverse effects are considered likely with mitigation problematic. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 

Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

As this is a smaller site, it is thought that I will produce fewer emissions during construction and occupation of the site. Mitigation measures can still be applied within this 
objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
deliveringsustainable transport. 
Although this site isn’t as large as others, it would still be possible for a development of this scale to include significant renewable energy generation, both within buildings 
and in areas of open space. Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site 
to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

The entire site is within Flood Zone 1. The site borders and is traversed by approximately 3 watercourses although they are not thought to present a flood risk. However, it is 
advisable to implement buffer zones adjacent to watercourses with significant biodiversity enhancement and Green infrastructure There are minimal patches within the site 
which present a pluvial flood risk however this is below 8% of the site and should be mitigated by an appropriate surface water drainage strategy. 
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3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

The entire site is identified as having a moderate risk due to high groundwater levels. This means that groundwater is between 0.025 and 0.5 m below the ground surface. 
High groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations will be required. 
There is thought to be minimal risk of fluvial or pluvial surface water flooding.  
Cumulative impacts have been scored as high. More stringent policy with regards the control of surface water discharges from new development is required. A detailed Flood 
Risk Assessment and Surface Water Drainage Strategy would be required to identify and mitigate flood risk and to ensure flood risk isn’t exacerbated elsewhere. Further 
detailed modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is one of the smaller sites, there may not be as much provision of large areas of open space, however there won’t be as much development of what is currently 
greenfield agricultural land. There will likely be issues with sustainably draining this site due to high groundwater levels. Greenfield infiltration rates are unlikely to be 
possible. Areas currently at risk of fluvial flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.  

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 5 

• The majority of the site is in Flood Zone 1.  

• There is thought to be minimal fluvial or fluvial flood risk to most of the site.  

• There is a moderate risk associated with shallow groundwater under the entire site. This would inhibit the use of some sustainable draining methods, likely resulting in surface water having to be 
drained through conventional piping systems. This puts pressure on the existing system.  

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere 

• Cumulative impacts have been scored as high. More stringent policy with regards the control of surface water discharges from new development is required.  

• It would be possible for this development to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change.  

• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is thought that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. It is considered possible for new development to be in flood zone 1. However, given the flood risk and the high groundwater levels, which 
could inhibit the use of SUDs and thus worsen flood risk elsewhere, moderate adverse effects are likely where mitigation would be problematic. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This is one of the smaller sites in Chippenham however it’s size still presents opportunities to support energy generation from renewable and low carbon sources. As there 
will be fewer homes on this site, demand will be lower. To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to 
be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  
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• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 
 

This site isn’t as large as some of the others, however it is thought that a site of this size could still require investment to reinforce the grid to cope with the increased demand 
that would be required.  
At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, however according to the Swindon and Wiltshire Local Energy Strategy (2018) the 
Chippenham BSP is not currently capacity constrained but could become so due to large load increases and are projected to become so within the next 4 years.  
The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to 
reinforce the network. However, it is not known how the site will be brought forward - if the site was able to support itself then much of this cost could possibly be reduced. 

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable some economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?        

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Moderate (significant) positive effect 
 

Summary of SA Objective 6  

• There are no known details of future development schemes but there are opportunities for a site of this size to support some energy generation from renewable and low carbon sources and create 
economic and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• Although this site isn’t as big as others, it is thought that significant investment may be required in the furture to reinforce the grid to cope with increased demand that would be required, and this may 
entail significant costs.  

• The substations in Chippenham are constrained in relation to generation availability and it is thought that generation capacity greater than 5MVA would need to invest to reinforce the network. 

• If the site were to be bought forward with it’s own self-supporting network through renewable energy generation, these costs could be significantly less. 

• Overall, some investment could be needed to reinforce the grid if the site is not supported by its own renewables, however, it is thought that this cost may not be as much as some of the larger sites, 
as increased demand wouldn’t be so great. Given the opportunity for future renewable energy generation, moderate positive effects are considered likely against this objective.   

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 

Conservation – potential impacts on Grade II Barrow Farmhouse, Barrow farm Cottages, Pound House and Old School House, Also GII* Langley House and GI Church of 
St Peter. Indirect impact on Langley Burrell CA and Kington Langley CA. Previously dismissed at appeal (16/05640/OUT) for reasons including impact on settings of LBs. 
The cumulative impact in combination with the previously approved N/12/00560/OUT would be severe. Barrow Farm is an historic farmstead with good survival of buildings 
and associated cottages. Farmsteads have a fundamental relationship with their surrounding hinterland and mitigation likely to be very difficult as site wraps round 
farmhouse and remove agricultural setting and identity. Site encroaches on separate rural identity of Langton Burrell and Kington St Michael. 
Archaeology – Based on evidence that is currently available and known, the site appears to be not heavily constrained by archaeological 
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Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

remains. Further investigation across the site is likely needed during a planning application process in the form of geophysical survey and subsequent trial trenching. 
Following further investigation, mitigation could include avoidance of high value archaeological remains where preservation in situ is likely to be required, specifically along 
the NE edge of the site, where settlement remains seem to be concentrated. Also, mitigation strategy could include preservation by record where preservation in situ is not 
required. 
Historic Environment - The site comprises part of a wider network of weak continuity, where landscape character has been subject to change. A small area of Post 
medieval to C21 parkland character borders the site to the NE, around Langley House, this character has not been altered since the house was founded. Further research is 
likely required- possibly in the form of a visual setting study to identify contribution of the Site to Langley House & Park’s setting. Mitigation strategy could include 
incorporation of surviving historic landscape elements, such as field patterns, hedgerows and mature trees, within future development. A mitigation strategy could also 
include consideration of the setting of Langley House and Parkland. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

Previously dismissed at appeal (16/05640/OUT) for reasons including impact on settings of LBs. The cumulative impact in combination with the previously approved 
N/12/00560/OUT would be severe. Barrow Farm is an historic farmstead with good survival of buildings and associated cottages. Farmsteads have a fundamental 
relationship with their surrounding hinterland and mitigation likely to be very difficult as site wraps round farmhouse and would remove the agricultural setting and identity.  
The site encroaches on separate rural identity of Langton Burrell and Kington St Michael. Larger than appeal site, it also impacts on setting of high status group of GI St 
Peter's Church and GII*Langley House, a country house to north-east with a designed setting and formal frontages facing west and south. Urbanisation of landscape and 
impact on tranquillity would change understanding as a country church and house within a designed setting in a rural landscape.  
The public benefit of any significant scale of development on this site appears highly unlikely to be such that it can outweigh the harm to multiple designated assets. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 7 

• There would be potential impacts on Grade II Barrow Farmhouse, Barrow farm Cottages, Pound House and Old School House, Also GII* Langley House and GI Church of St Peter. Indirect impact on 
Langley Burrell CA and Kington Langley CA. 

• The cumulative impact in combination with the previously approved N/12/00560/OUT would be severe. Barrow Farm is an historic farmstead with good survival of buildings and associated cottages. 
Farmsteads have a fundamental relationship with their surrounding hinterland and mitigation likely to be very difficult as site wraps round farmhouse and remove agricultural setting and identity.  

• Site encroaches on separate rural identity of Langton Burrell and Kington St Michael. 

• Based on evidence that is currently available and known, the site appears to be not heavily constrained by archaeological remains. Further investigation across the site is likely needed 

• The site comprises part of a wider network of weak continuity, where landscape character has been subject to change. Mitigation strategy could include incorporation of surviving historic landscape 
elements, such as field patterns, hedgerows and mature trees, within future development and consideration of the setting of Langley House and Parkland. 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The Cotswolds AONB is approximately 5.5km to the west of this site and the North Wessex Downs AONB approximately 10km to the southeast. No significant effects on 
nationally designated landscapes are considered likely.  
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 

The site lies to the north of consented development land to the north of Chippenham (Land at North Chippenham), located between Bird’s Marsh woodland and the B4069 to 
Kington Langley. 
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quality, inclusive design of 
buildings and the public 
realm? 
 

The site forms part of the predominantly arable landscape that extends north from the urban edge of Chippenham.  The landscape is characterised by large, irregular fields 
defined by largely intact hedgerows containing numerous scattered veteran oak trees.   
The site has a predominantly rural character. The pattern of vegetation creates a wooded approach to Chippenham from the north that contributes to a strong sense of 
separation between Chippenham, and outlying rural settlements of Kington Langley and Langley Burrell.   
This is an undesignated landscape that contains occasional features of cultural and heritage value, including the network of public footpaths, accessible public woodland and 
rural settlements including the church and Country Manor House at Langley Burrell.  It is a relatively ordinary, rural landscape with some distinctive characteristics such as 
the scattered mature trees including many veteran Oak field trees and woodland edges.  There is a moderate sense of separation from the urban area created by the 
network of trees and hedgerows.  The landscape is considered to be in generally moderate condition.   
There is potential for built form to be intrusive in the rural landscape setting where it breaks wooded skylines and extends the urban edge, reducing separation between 
Chippenham and outlying rural settlement at Kington Langley and the separate identity of Langley Burrell, and Bird’s Marsh Wood. 
Scope for mitigation: 

• Avoid development that would break the tree line and detract from the wooded character; 

• Limit development in the north and east of the site to retain rural separation between Chippenham and the outlying settlements of Kington Langley and characteristic 
small rural settlement of Langley Burrell including the church and Country Manor House to the northeast of the site; 

• Retain hedgerows, trees and woodland as part of a mature landscape framework; ensuring appropriate buffers to development, commensurate with the veteran status of 
the many mature field boundary Oaks, Bird’s Marsh wood and other smaller areas of woodland present in this area. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site. There are a number of public footpaths that cross through the site, linking between the urban edge of 
Chippenham, into Bird’s Marsh woodland, to the outlying rural villages and river valley in the surrounding countryside. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 8 

• The Cotswolds AONB is approximately 5.5km to the west of this site and the North Wessex Downs AONB approximately 10km to the southeast. No significant effects on nationally designated 
landscapes are considered likely 

• The site has a predominantly rural character. The pattern of vegetation creates a wooded approach to Chippenham from the north that contributes to a strong sense of separation between 
Chippenham, and outlying rural settlements of Kington Langley and Langley Burrell.   

• This is an undesignated landscape that contains occasional features of cultural and heritage value, including the network of public footpaths, accessible public woodland and rural settlements 
including the church and Country Manor House at Langley Burrell.   

• It is a relatively ordinary, rural landscape with some distinctive characteristics such as the scattered mature trees including many veteran Oak field trees and woodland edges.   

• There is a moderate sense of separation from the urban area created by the network of trees and hedgerows. 

• There is potential for built form to be intrusive in the rural landscape setting where it breaks wooded skylines and extends the urban edge, reducing separation between Chippenham and outlying rural 
settlement at Kington Langley and the separate identity of Langley Burrell, and Bird’s Marsh Wood. 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Chippenham affordability ratio is 4.16. This is lower than the Wiltshire average of 
4.76 based on the same dataset. The record of delivery of homes in the Town has been below planned levels over the WCS plan period. Existing WCS plan policy requires 
30% affordable housing to be delivered on this site, but current rates of house building and the proportion of affordable housing delivery at the Town suggest that achieving 
these levels may be difficult for the settlement in its entirety. This is a very large site that could deliver up to 1500 new homes. There are no known constraints to affordable 
housing delivery on this site. 
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2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

The entire site is on reasonably level ground. The site is large in scale and therefore there is significant potential to provide for a wide range of housing needs and types. 
Given the substantial amount of level land within the site, thus large developable area, there is no known reason why, in accordance with local plan policy and national 
standards, the development of this site could not deliver a significant amount of housing.  
The development of this site will have significant benefits in terms of providing a wide range of house types, sizes and tenures to meet the housing needs of a wide cross-
section of the community. 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• A scheme on this site is considered capable of delivering a very high level of affordable housing alongside market homes.  

• Development on this site could deliver high-quality and inclusive design.  

• Homes of different types and tenures could be delivered as part of the development.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  
• Overall, major positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 
 

The site is within a less deprived area but adjoins a more deprived area, as per the Indices of Multiple Deprivation (IMD) 2019. Development at this site could create 
opportunities to introduce new homes or employment land in a more deprived area which could improve social opportunities locally. Development at a site of this size could 
significantly increase opportunities for people from a range of incomes and social backgrounds to access a range of house types, sizes and tenures and thereby help reduce 
deprivation and social exclusion in the area.  
Taking account of the size of this site and it’s potential to deliver up to circa 1500 homes, it could deliver a high level of affordable housing and help meet the needs of those 
on low incomes or who cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Chippenham area through housing provision, short-term construction jobs and a significantly larger 
workforce for local businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

The site is approximately 1.4km from the to town centre. Some parts of the site are up to 2km from the town centre. While the town centre is considered to be somewhat 
accessible via cycling from this site, it is much less accessible through public transport or walking. Opportunities to enhance sustainable transport options will need to be 
undertaken to assist development on this site. This site is in close proximity to Birds Marsh and The Grove, enhanced access to these from the site would be encouraged 
through new development, including contributions to the enhancement of accessible public amenity greenspace. Other opportunities to introduce onsite amenity greenspace 
and Green Infrastructure should be pursued.  
A housing development on this site would be likely to generate a need for 141-198 early years spaces, 337-472 primary school places and 238-334 secondary school places. 
When taking account of the existing issues with school capacity in the town, it is likely that in meeting the upper end of these needs a new primary school would be required 
on a site of at least 2ha. This would be able to support a 60-place nursery and two 80 place full day care or smaller provision would be able to meet the remainder of early 
years needs. Financial contributions would be required to supply new places at existing primary provision in the town to meet the remaining need arising from the 
development. In meeting secondary school needs a new secondary school is likely to be required. It is unlikely that this site would be able to support a new secondary 
school, but S106 contributions would be required to support off-site provision. 
This site is not very well related to existing GP provision through sustainable transport methods. While there is some accessibility via cycling, existing provision is less 
accessible via walking and public transport. Development at this site would need to enhance access to existing GP provision. The redevelopment of Chippenham Community 
Hospital was agreed as part of the Chippenham Site Allocations Plan, but this has not come forward. In 2016 all but one of the GP surgeries in Chippenham were analysed 
as being subject to negative capacity gaps, with these being forecast to increase during the period up to 2026. The scale of development that could come forward on this site 
may be capable of bringing forward onsite healthcare facilities. Financial contributions are to be sought to support healthcare delivery in line with the NHS health and care 
plans for the BANES, Swindon and Wiltshire CCG. 
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3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

There is potential for this site to deliver some public open space on site, additional opportunities could be taken to enhance nearby Birds Marsh and The Grove, as well as 
PRoWs: LBUR50, LBUR35, LBUR36, LBUR28, LBUR36, LBUR37 and CHIP28. Development at this site could encourage public access to these wooded areas, creating 
social benefits for those within the site and those beyond, within the existing settlement who would benefit from sustainable linkages. An employment development or 
housing development of up to 1500 would be less likely to support new onsite health, civic, cultural or community uses. This site would require enhanced connectivity 
through sustainable modes of transport to the main settlement in order to achieve an appropriate level of access to existing facilities.  

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Chippenham is unlikely to reduce rural isolation to any great extent as the housing will be located at Chippenham and will be meeting the needs of 
Chippenham primarily. However, new development could provide significant affordable housing for those people living in surrounding rural areas who cannot afford rural 
house prices and there will be new education, healthcare and community facilities which rural residents could access. Public transport services will need to be extended to 
serve this new development and this could also benefit people in rural areas. 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 10 

• Development at this site could have social benefits in an area where there are concerns relating to social deprivation.  

• The site could deliver a very good level of affordable housing alongside employment land, community facilities, public open space, amenity greenspace and services, such as schools.  

• There is some potential for development at this site to deliver onsite services and facilties and for offsite contributions to be made into increasing capacity at existing and new services and facilities in 
the local area. For example, in creating places at a new secondary school.  

• There are existing PRoWs on or adjoining this site, in addition to local open spaces that could be enhanced to produce social benefits. Additional opportunities to increase accessibility to central 
Chippenham through sustainable modes of transport may be apparent.  

• This site would be unlikely to lead to a significant reduction of rural isolation, but could have some benefits for rural communities. 

• Overall, major positive effects are considered likely against this objective. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The size of this site would suggest that a mixed-use development involving residential, health, education, employment and other uses could be achieved that may help 
reduce the need to travel, reduce out-commuting and reduce impacts on existing roads.  

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

The proposed development is reliant upon the delivery of the adjacent development site to the south and its associated link road between Malmesbury Road roundabout 
(A350) and Mauds Heath Causeway. Notwithstanding this, significant caution is raised for the capability of the Malmesbury Road Roundabout improvements, as proposed 
for the adjacent development, to accommodate additional development. 
Direct access would be easily achieved for the site, however the capacity and observed heavy congestion around Malmesbury Road Roundabout causes significant concern 
and mitigation will require land beyond the development site. There is also significant concern about Mauds Heath Causeway junction capacity.  

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 

Pedestrian/Cycle: The site is within reasonable access to the railway station, via Langley Park (1.5km), the Town Centre (less than 2km), local primary school (1km) and 

other facilities. 

Bus: Serving the proposed site by bus may prove easy, given adjacent development opportunities and access into Chippenham town centre. 

Rail: The rail station is within reasonable walking distance via Langley Park. 

Service Vehicles: The proposed development roads from the adjacent site would adequately accommodate service vehicles. 
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Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 11 

• The proposed development is reliant upon the delivery of the adjacent development site to the south and its associated link road between Malmesbury Road roundabout (A350) and Mauds Heath 
Causeway.  

• Significant caution is raised for the capability of the Malmesbury Road Roundabout improvements to accommodate additional development. 

• Direct access would be easily achieved for the site, however the capacity and observed heavy congestion around Malmesbury Road Roundabout causes significant concern and mitigation will require 
land beyond the development site. There is also significant concern about Mauds Heath Causeway junction capacity 

• Pedestrian/Cycle: The site is within reasonable access to the railway station, via Langley Park (1.5km), the Town Centre (less than 2km), local primary school (1km) and other facilities. 

• Bus: Serving the proposed site by bus may prove easy, given adjacent development opportunities and access into Chippenham town centre. 

• Rail: The rail station is within reasonable walking distance via Langley Park. 

• Site specific mitigation measures include: Malmesbury Road Roundabout and Mauds Heath Causeway junction capacity; footway cycleway improvements; railway station improvements; and bus 
service provision. 

• Strategic mitigation measures include: delivery of the adjacent development site to the south and its associated link road between Malmesbury Road roundabout (A350) and Mauds Heath Causeway. 

• Overall, because this development would be reliant upon the delivery of the adjacent development site to the south, its associated link road between Malmesbury Road roundabout (A350) and Mauds 

Heath Causeway and the extended HIF Relief Road, and there are concerns around the capability of the Malmesbury Road Roundabout improvements to accommodate additional development, 

moderate adverse effects are considered likely against this objective. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The site’s southern boundary is approximately 1.4km to the north of the town centre. Overall the site is assessed as having average accessibility to the town centre and other 
local facilities, including the railway station. While the site is closely related to the B4069, access would have to be achieved to the south of the site, nonetheless 
opportunities to create sustainable transport linkages to the town centre are likely to be apparent. These should look to promote, enhace and extend existing public transport 
routes from Heathfield. All other opportunities to enhance sustainable transport options will need to be assessed to assist accessibility to existing facilities from new 
development on this site.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

As access would have to be achieved through the CSAP allocated housing site to the south and cannot be achieved onto the B4069 to the east, the site is more constrained 
in terms of access to existing employment land. Given the size of the site, there may be an opportunity to introduce a mixed-use development including an element of 
employment land. It is more likely that this site would be able to support smaller scale employment needs, nonetheless. Development of the site would not lead to any loss of 
protected employment land and could support the provision of new employment. Opportunities should be taken to ensure all parts of the site are accessible by sustainable 
modes of transport, including extending existing public transport services to the town centre and existing employment areas.  

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This site could provide new housing, including affordable housing, employment and associated infrastructure that will help support the local economy and economic growth, 
including new highway infrastructure.  
It is considered that a site of this size could enable significant economic and employment opportunities in sustainable green technologies. Opportunities to support energy 
generation from renewable and low carbon sources should be explored. To help to increase the use and supply of renewable and low carbon energy and heat from this site, 
there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development. 
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4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

A site of this size may provide mixed-use development that includes a balance of employment and residential land to meet a wide range of needs, including those arising 
from existing residents in north Chippenham. This could help reduce the need to travel but there will still need to be significant investment in sustainable transport modes 
linking to the town centre and railway station for those people who work elsewhere. 
 

Assessment outcome (on balance): moderate (significant) positive effect 

Summary of SA Objective 12 

• This site is likely to be cable of deliverying an element of employment/other uses alongside housing onsite.  

• Development at this site would have to overcome access issues, which may make any onsite or nearby employment areas harder to access.  

• There are opportunities to create linkages to existing employment sites, including Parsonage Way Industrial Estate and Langley Park. This can could be done by taking advantage of the existing public 
transport network and introducing enhancements to this.  

• Nonetheless, all sustainable modes of transport would be required to support any development on this site.  

• Overall, a moderate positive effect is considered to be likely for Objective 12. 
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SA Annex II - Salisbury Principal Settlement: Sites Assessment 

 
Salisbury Site Number and SHELAA ref(s): Site 1 (SHELAA site S80) 
Site size: 16.95 ha   Site capacity: approximate range 424 - 593 dwellings 
Site description: A large field in arable use adjacent to The Portway. New residential development lies to the south and west. Monarch’s Way runs along the northern site boundary.  

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 
 

The site is currently an arable field surrounded by hedgerows, the latter are priority habitat but are in relatively poor condition. Baseline Biodiversity Units will be relatively 
low. A variety of wildlife may use the site including bats, badgers, wintering birds and breeding birds. Surveys will be required but none of these would significantly constrain 
development. 
A former water meadow, Winterbourne Earls Meadows CWS, lies 1 km from the site on public rights of way. It is therefore vulnerable to the effects of recreational pressure. 
A number of other CWSs are readily accessible by car but the next closest, Old Sarum CWS, has a car park and is already experiencing higher use from nearby new 
development.  
The key to unlocking this site in terms of biodiversity impact is to resolve whether it could indirectly lead to deterioration of SAC wet meadow habitat. The Council will need 
to determine whether recreational pressure from existing/already permitted development is currently or could lead to unfavourable condition and assess whether the 
allocation would exacerbate this. In all other respects, development at this site would present a relatively low risk for biodiversity.  
Enhancing the hedgerows on the site perimeter is likely to have beneficial effects beyond the site boundary and would link up with wildlife corridors to the south e.g. along 
Green Lane on the south side of the Packway. Provided buffers are wide enough, enhancement of hedgerows has a high chance of being successful. 10m wide buffers 
would reduce the area of the allocation by about 14%. This would need to be secured through policy. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

Mitigation strategy required for River Avon SAC (Phosphate) and New Forest SPA (recreational pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be 
reviewed in light of latest monitoring. 
The site lies approximately 1 km on public rights of way to the River Bourne and an area of wet meadow both of which are part of the River Avon SAC. Recreational 
pressure in combination with that from recent development nearby has the potential to lead to adverse effects and this will need to be considered in the HRA for the LPR. 
The Council has no details on the site’s current condition or vulnerabilities with respect to recreational pressure. 
A variety of wildlife may use the site including bats, badgers, wintering birds and breeding birds. Surveys will be required but none of these would significantly constrain 
development.  

3. Ensure that all new 
developments protect 
Local Geological Sites 
(LGSs) from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). There are no LGS within or in close proximity to this site. 

 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

In accordance with local plan policy and planning guidance, the development of the site would be capable of delivering multifunctional Green Infrastructure that will protect 
and enhance existing biodiversity features and species and allow for biodiversity gain. 
A minimum of 10% net gain for biodiversity should be required within individual sites and overall design should help ensure that habitat creation provides connectivity to 
adjacent or nearby habitat areas.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 1 

• The site is currently an arable field surrounded by hedgerows, the latter are priority habitat but are in relatively poor condition. 

• A variety of wildlife may use the site including bats, badgers, wintering birds and breeding birds. Surveys will be required but none of these would significantly constrain development. 

• The key to unlocking this site in terms of biodiversity impact is to resolve whether it could indirectly lead to deterioration of SAC wet meadow habitat 

• In all other respects, development at this site would present a relatively low risk for biodiversity. 
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• Enhancing the hedgerows on the site perimeter is likely to have beneficial effects beyond the site boundary and would link up with wildlife corridors to the south. Provided buffers are wide enough, 
enhancement of hedgerows has a high chance of being successful. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

It is considered that the development of the site could deliver appropriate densities in line with local planning policy and available evidence. Development density will be 
influenced by the size of the site and landscape mitigation required due to the site’s fairly prominent location and views in/out of the site. 
 

2. Maximise the reuse of 
Previously Developed Land? 

This site consists entirely of agricultural land and therefore there are no opportunities to maximise the reuse of PDL. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is located on greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. Based on available 
evidence, it is considered unlikely that remediation measures would be required in order to facilitate development. If subsequent evidence becomes available which suggests 
that there may be land contamination, an assessment would be required as part of any future planning application to establish a remediation and mitigation strategy. 
 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this site as consisting entirely of Grade 3 BMV agricultural land but there is no differentiation between Grades 3a and 3b. Further assessment may be 
required. If it is found to be Grade 3a then there will be some loss of this resource, but the size of the site suggests this will not be significant. Development should try to 
reduce loss of BMV land where possible. 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 
resources.  

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a reasonably large site and there are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be 
incorporated successfully into the layout and design of development. The Salisbury Household Recycling Centre is located at Churchfields Industrial Estate which is not in 
close proximity to this site. 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 2 

• Greenfield agricultural site of Grade 3 BMV quality. 

• No evidence of land contamination therefore unlikely that remediation measures would be required in order to facilitate development. 

• Site is not located within a designated Mineral Safeguarding Area. 

• Overall, given the size of the site which is not significantly large, minor adverse effects are considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 
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1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is approximately 40% covered by Source Protection Zone 2. This is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based 
loosely on consideration of the minimum time required to provide delay, dilution and attenuation of slowly degrading pollutants. It does not require an assessment as to 
whether it poses an unacceptable risk to the source of supply. The site is not covered by a Drinking Water Protected Area, but it is covered by a Drinking Water Protected 
Safeguard Zone. These are established around public water supplies where additional pollution control measures are needed.   
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses.  
Consultation with the Environment Agency could be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 
Reference should also be made to Wiltshire Council’s Groundwater Management Strategy 2016. Consideration should be given to the inclusion of Sustainable Drainage 
Systems to control the risk of surface water flooding from impermeable surfaces.  As this site covers a Source Protection Zone, the extent to which Sustainable Drainage 
systems can be used may be affected. 
The River Avon Special Area of Conservation (SAC) runs through the Salisbury area. Provisions will need to be made to ensure there are no negative downstream impacts. 
According to the River Avon SAC planning forum, where proposals have the potential to affect the SAC, early discussions with the Local Planning Authority, (who may also 
consult Natural England and the Environment Agency) are essential before proposals are finalised. For developments which could have water supply and sewage disposal 
implications, water companies should also be consulted. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Salisbury. According to Wessex Water, growth investment is planned for the Salisbury STW during AMP7 (2020-2025). Therefore, it is thought that the STW will be able to 
support the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount).  
It is very probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to 
suggest that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 3 

• The site is approximately 40% covered by Source Protection Zone 2, meaning there is a 400-day travel time from pollutant to source. 

• The site is also covered by a Drinking Water Protected Safeguard Zone, meaning additional pollution control measures are needed.  

• The site does not cover a Drinking Water Protected Area  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency could be required to determine the likely effects of development within the areas identified within the Source Protection Zones. 

• Provisions will need to be made to ensure there are no negative downstream impacts to the River Avon SAC.  

• Where proposals have the potential to affect the SAC, early discussions would be required with the Local Planning Authority and potentially other stakeholders.  

• According to Wessex Water, it is thought that the STW that serves Salisbury is expecting growth investment during AMP 7 (2020-2025). It is thought that the STW will be able to support the increased 
capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, given the increased demand on water resources and the location of Source Protection Zone 2, moderate adverse impacts are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 
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1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 
 

This site extends out into open countryside away from existing development at Old Sarum towards Monarch’s Way. Development of this site will inevitably increase levels of 
environmental pollution, including noise, light and vibration – both during construction and operational phases. New transport infrastructure will also be needed, which is 
likely to increase levels of noise, light and vibration.  
Sensitive receptors include the adjacent Monarch’s Way and Old Sarum conservation area – mitigation measures will be needed to reduce impacts on those. 
Mitigation measures could include locating higher density development towards the south-west of the site, adjacent to existing residential areas, with lower density 
development located nearer to open countryside. Levels of light pollution could be minimised through sensitive design and layout and locating new highways infrastructure to 
reduce noise, light and vibration levels on surrounding rural areas.  
The site is near to Old Sarum airfield and potential impacts of airfield noise will need to be assessed. However, there are already dwellings in closer proximity to the airfield.  

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Salisbury has three Air Quality Management Areas (AQMAs) in respect of the nitrogen dioxide annual mean objective. Exceedances exist on A36, A30 and at several 
hotspots in the city centre. Significant traffic management measures are needed to remove levels of traffic, from the A36 in particular. If site allocations are made in the LPR, 
CIL/S106 contributions will be required to enable the council to take actions to enable the revocation of the AQMAs.  
Development of this site will enlarge a detached settlement with poor connectivity with/to Salisbury, albeit that the site is within approx. 1.5km to Beehive Park & Ride. It will 
increase car dependency and add to congestion on Castle Road and within city AQMAs/ A36 as residents access city centre shopping areas, services and facilities.  
Further modelling of cumulative effects of any allocations in Salisbury, and on Castle Road in particular, will be required as well as modelling of effects on the existing 
AQMAs. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, the site is near to Old Sarum airfield and potential impacts of airfield noise will need to be assessed. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 4 

• This site extends out into open countryside away from existing development at Old Sarum towards Monarch’s Way. 

• Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases. 

• The site is near to Old Sarum airfield and potential impacts of airfield noise will need to be assessed.  

• Development of this site will enlarge a detached settlement with poor connectivity with/to Salisbury, albeit that the site is within approx. 1.5km to Beehive Park & Ride. It will increase car dependency 
and add to congestion on Castle Road and within city AQMAs/ A36.  

• Further modelling of cumulative effects of any allocations in Salisbury, and on Castle Road in particular, will be required as well as modelling of effects on the existing AQMAs.  

• Overall, given the size and location of this site and likelihood that development will increase car dependency and city centre congestion, moderate adverse effects are considered likely with 
mitigation problematic. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

A site of this size has the potential to produce significant greenhouse gases through the construction and occupation of the development. However, mitigation measures can 
be applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable 
energy and delivering sustainable transport.  
It may be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space. Low carbon community 
infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 
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2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

The whole site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is 
the River Bourne which runs in a north-south direction, approximately 200 m to the west of the site.  

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

The site is not considered vulnerable to surface water flooding. There is a low risk to 10% of the site associated with groundwater levels that are between 0.5 and 5 m below 
the ground surface. Groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations 
will be required. Cumulative impacts have been scored low. The site will require a Flood Risk Assessment to ensure there is no flood risk to site and that development of this 
site won’t exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The size of this site will allow for the provision of areas of open space, but much of what is currently greenfield agricultural land will be developed. Enough land would need to 
be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or 
bettering current greenfield infiltration rates. Minimal impact from groundwater levels allows for increased opportunity to use SUDs features. Areas currently at risk of fluvial 
flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The whole of this site is in Flood Zone 1.  

• Flood risk could be exacerbated by climate change. Although development could avoid risk, it may worsen the risk elsewhere. 

• There is a low risk associated with high groundwater level across 10% of the site. Groundwater investigations would be required to ensure the risk could be mitigated. 

• It would be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this site has the potential to increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. These emissions could be 
reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development that can reduce the need to 
travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is thought that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. However, given that there is some risk associated with high groundwater levels and the potential for the development to worsen flood risk elsewhere, minor adverse 
effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 
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1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is one of the larger sites in Salisbury and so presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the 
use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

This is one of the larger sites in Salisbury, meaning energy demand will be high. Further evidence would be required to understand whether investment in the grid would be 
required for a site of this size in Salisbury which may entail significant costs. However, according to the Swindon and Wiltshire Local Energy Strategy (2018), at present the 
bulk supply points (BSP) in Wiltshire are within their capacity limits. 
Currently, the substations in Salisbury are also unconstrained in relation to generation availability and it is considered that they could support increased generation capacity.  
It is unknown how the site would be bought forward therefore further evidence would be required to understand whether investment in the grid would be required for a site 
of this size in Salisbury. If the site was able to support its own renewable energy then the site would be less likely to depend on the grid.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is possible that a site of this size could enable economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?   

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Moderate (significant) positive effect 
 

Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create economic 
and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is thought that the current energy infrastructure could cope with the increased demand of this site, reducing the cost associated with reinforcing the grid. However further evidence is required to 
confirm this.  

• If the site were to be bought forward with its own self-supporting local network using renewable energy generation, the site may not need to depend on the grid.  

• Overall, given the opportunity for future renewable energy generation, but considering the increase in demand this development would create, moderate positive effects are considered likely against 
this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 

The site is close to Old Sarum Scheduled Monument and close to Old Sarum Conservation Area. The site would contribute to the cumulative impact of development within 
the setting of Old Sarum Scheduled Monument - assessment required but lies beyond existing modern development and mitigation is possible. Airfield has a more self-
contained setting and, other than the need to reserve open flight paths, impact on significance from development outside is less likely. Mitigation via design and landscaping 
would be required. 
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character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

Archaeology/Historic Landscape: The site is located within the 100m buffer of Scheduled Monument ‘Ende Burgh’ long barrow. The site itself includes various archaeological 
features of high and medium value, including a series of Bronze age and undated bowl barrows and ring ditches across the site and undated enclosure.  Of lower value is 
C20 WWII aircraft crash site on the NE border of the site. The site is not considered to have a particularly sensitive historic landscape. Following further investigation, 
mitigation could include avoidance of high value archaeological remains where preservation in situ is likely to be required, particularly around the south and SE site edges.  
Also, mitigation strategy could include preservation by record where preservation in situ is not required.  Should preservation be part of a mitigation strategy, opportunities to 
interpret and enhance understanding and / or improve land management regimes could be taken forward. Opportunities should be explored to enhance the understanding 
and setting of the Scheduled Monument. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high-
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

The site would contribute to the cumulative impact of development within the setting of Old Sarum Scheduled Monument - assessment required but lies beyond existing 
modern development and mitigation may be possible. Airfield has a more self-contained setting and, other than the need to reserve open flight paths, impact on significance 
from development outside is less likely. Mitigation via design and landscaping would be required. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 7 

• The site is close to Old Sarum Scheduled Monument and close to Old Sarum Conservation Area. Mitigation via design and landscaping would be required. 

• The site includes various archaeological features of high and medium value. 

• Following further investigation, mitigation could include avoidance of high value archaeological remains where preservation in situ is likely to be required, particularly around the south and SE site 
edges.   

• The site is not considered to have a particularly sensitive historic landscape. 

• Overall, minor adverse effects are considered likely. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

Cranborne Chase AONB is located approximately 7.5km to the west of the site and no significant effects are considered likely. 
 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high-
quality, inclusive design of 
buildings and the public 
realm? 
 

The site lies to the north of Salisbury, on the northeast edge of the village of Old Sarum, along Portway Roman Road. Land to the west of the site is consented for residential 
development, which is currently under construction. It forms part of a predominantly flat, plateaued landscape, which slopes down to the northeast of the site towards the 
River Bourne (tributary to the River Avon) to the east. 
The site comprises of a single, medium sized field that forms part of the large-scale, undulating, predominantly arable landscape, which extends to the northeast of Salisbury, 
on higher landform between the River Avon and River Bourne. The surrounding landscape is characterised by large fields bound by low hedgerows with limited tree cover, 
which allows for expansive long-distance views. 
This is an undesignated and simple landscape, with few distinctive features in proximity to the site. It is an identifiable landscape, forming part of the open, rolling and 
extensive Salisbury Plains.   
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Overall, it is considered that the site is of generally medium landscape sensitivity to housing development, with some higher sensitivity associated with the Monarch’s Way 
and more open, expansive landscape to the north. The site has generally medium capacity to accommodate housing development.    
Potential Significant Adverse Effects 

• Potential for built form to be conspicuous on the plateaued landform at the top of valley slopes, in the open and expansive Salisbury Plains landscape; 
• Potential loss of linear boundary features including grass verges and low hedgerows that punctuate the large-scale, open landscape; 

• Potential change from a rural to urban context for users of the Monarch’s Way rural footpath between the river valleys. 
Scope for Mitigation 

• Avoid tall development that would break the skyline in context with the existing settlement and undulating landform; 
• Retain and enhance grass verges, hedgerows and trees as part of a mature landscape framework; 

• Create a strong landscape buffer that incorporates the Monarch’s Way and creates a softer settlement edge on the approach to Old Sarum from the northeast. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site and no PRoW on-site but the north boundary of the site is bounded by WINT13 Monarch’s Way.  Development 
would have potential to create on site public open space and to extend the PRoW network and improving linkages to the rest of the Old Sarum network.   

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 8 

• Cranborne Chase AONB is located approximately 7.5km to the west of the site and no significant effects are considered likely. 

• This is an undesignated and simple landscape, with few distinctive features in proximity to the site. 

• Overall, it is considered that the site is of generally medium landscape sensitivity to housing development, with some higher sensitivity associated with the Monarch’s Way and more open, expansive 
landscape to the north. The site has generally medium capacity to accommodate housing development.    

• Development would have potential to create on site public open space and to extend the PRoW network and improving linkages to the rest of the Old Sarum network.   

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 

 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Salisbury affordability ratio is 5.02. This is higher than the Wiltshire average of 
4.76. The record of delivery of homes in the City has been exceeding delivery expectations in more recent years, although overall delivery of housing at Salisbury has been 
below WCS planned rates. Affordable housing delivery has struggled to achieve target rates of 40%.  
This site could bring forward up to approximately 590 new homes and it is expected that a proportion of affordable homes will be sought as part of any housing development 
of this scale. There are no known constraints to the delivery of affordable housing on this individual site. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

Entire site is on reasonably level ground. The site is large and there is significant potential to provide for a wide range of housing needs and types. Developments providing a 
mix of house types and sizes can be delivered on small or large sites. Given the substantial amount of level land and thus large developable area, there is no known reason 
why a development could not deliver a high number of high-quality, sustainable homes of different types and tenures. The development of this site will have significant 
benefits in terms of providing a wide range of house types, sizes and tenures to meet the housing needs of a wide cross-section of the community. 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• This site could bring forward a significant proportion of affordable housing as part of any housing development.  

• The size of the site means that it would be likely to support a wide range of house types, tenures and sizes to meet different needs.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, major positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
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Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

The Indices of Multiple Deprivation (IMD) 2019 identify this site as being situated in a less deprived area. Development would not lead to new homes and jobs in a more 
deprived area so would be unlikely to result in social benefits in a more deprived area. 
The site has the potential to deliver up to a total of circa 590 homes of all types and tenures. This site could deliver a significant level of affordable housing.  
Overall, there could be significant social and economic benefits for the Salisbury area through housing provision, short-term construction jobs and a larger workforce for local 
businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Salisbury City Centre is situated approximately 3.5km to the south-west of this site. This site is poorly connected to the city centre, but there are some existing public 
transport links in close proximity to the site. Development at this site should look to incorporate sustainable transport measures to improve accessibility to the city centre. A 
development of this size would need to take opportunities to incorporate, and connect to existing, sufficient public open space and amenity greenspace. 
Development at this site could generate the need for 55-77 early years places, 131-184 primary school places and 93-130 additional secondary places. To meet early years 
needs a site and financial contributions would be required for a new onsite nursery. Primary provision could be incorporated into the new school on the Longhedge 
development, but this is likely to require a larger primary school development and would be unable to incorporate early years provision. The site falls into the secondary 
school catchment for the Laverstock campus schools, which are at or nearing full capacity. Expansion of these schools is constrained by planning and highways concerns. 
Expansion to Sarum Academy is possible, but there would be accessibility issues from this site. This means that a safe walking route would need to be incorporated. 
However, S106 contributions to expand this school from the site could undermine development on a site that is better related to the school in accessibility terms. 
This site has poor accessibility to existing health services in Salisbury, however Bishopdown Surgery is 2km to the south of the site. GP provision in Salisbury was forecast 
as being subject to a positive capacity gap by 2026, due to increased provision at Salisbury Medical Practice. There is a planned extension to the hospital. Individual 
surgeries are facing shortfalls, with the Wilton branch surgery closing in Aug 2020. Expanded services are to be offered by Porton and Winterslow branch surgeries following 
this. As a result, while there may be some negative effects on the capacity of individual surgeries, the location of development is not considered to affect the delivery of 
health services in the City. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, 
Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The medium scale of this site suggests that development could be capable of delivering formal and informal public space onsite and there may be some opportunities for a 
mixed-use scheme on this site. There are opportunities to improve and enhance PROW: WINT13.  
 

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Salisbury could make some contribution to the reduction of rural social isolation, but positive effects are unlikely to lead to a significant reduction 
as new housing and development will be serving Salisbury primarily. Additionally, new development could provide a good level of affordable housing for those people living in 
surrounding rural areas who cannot afford rural house prices and there could be new facilities onsite that could serve rural residents north of Salisbury. Public transport 
services will need to be extended to serve this new development and this could also benefit people in rural areas. 
 

Assessment outcome (on balance): moderate (significant) positive effect 

Summary of SA Objective 10 

• Development at this site would not be directing new homes to a more deprived area.  

• Site is likely to provide a significant number of affordable homes as part of a housing development.  

• Lacks accessibility to the City Centre, but opportunities to enhance sustainable transport opportunities may exist.  

• Amenity greenspace could be incorporated into a scheme of this size.   
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• Early years, primary and secondary schooling provision could be met in new onsite provision or through financial contributions, but accessibility issues in relation to secondary provision would need to 
be overcome.  

• Accessibility to existing health provision would need to be improved and financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could go some way to helping support local services and facilities but would be unlikely to be of a scale that would require onsite provision of community facilities. Contributions for offsite 
provision should be sought where appropriate.  

• Overall, a moderate positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The site is large enough to accommodate some mixed-use development. However, Old Sarum does include a variety of employment opportunities, retail, education and 
community amenity and is served by a Park and Ride. 
This site represents an extension to existing and accepted development at Old Sarum. However, development of this site will enlarge a detached settlement with poor 
connectivity with/to Salisbury, increase car dependency, and add to congestion on Castle Road and within city AQMAs/ A36 as residents access city centre shopping areas, 
services and facilities.  
 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

Access to the site is easily achieved onto the Portway. However, development of this site will enlarge a detached settlement with poor connectivity with/to Salisbury, increase 
car dependency, and add to congestion on Castle Road and within city AQMAs/ A36 as residents access city centre shopping areas, services and facilities. 
 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: The site is inaccessible to the city centre and other amenities in Salisbury, however Old Sarum does include a variety of employment opportunities, retail, 

education and community amenity and is served by a Park and Ride – these are accessible by walking and/or cycling. 

The site will need to integrate with the approved and adjacent development. The site will also need footway/cycleway provision along The Portway to tie into existing 

provision. 

Bus: The site is not well served by public transport, as The Portway is not well frequented by buses. The site is within potential walking distance to the Park and Ride.  

Rail: The rail station is considered inaccessible. 

Service vehicles: The locality accommodates local industrial employment and hence can accommodate service vehicles. 
Assessment outcome (on balance): minor adverse effects 

Summary of SA Objective 11 

• The site is large enough to accommodate some mixed-use development.  

• This site represents an extension to existing and accepted development at Old Sarum. However, development of this site will enlarge a detached settlement with poor connectivity with/to Salisbury. 

• Access to the site is easily achieved onto the Portway.  

• Pedestrian/Cycle: The site is inaccessible to the city centre and other amenities in Salisbury, however Old Sarum does include a variety of employment opportunities, retail, education and community 

amenity and is served by a Park and Ride – these are accessible by walking and/or cycling.  

• The site will need to integrate with the approved and adjacent development. The site will also need footway/cycleway provision along The Portway to tie into existing provision. 

• Bus: The site is not well served by public transport, as The Portway is not well frequented by buses. But the site is within potential walking distance to the Park and Ride.  

• Rail: The rail station is considered inaccessible. 

• Site specific mitigation: Footway/cycleway access along The Portway and into adjacent development sites. 

• Necessary strategic mitigation: Contribution to Salisbury Transport Strategy. 
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• Overall, although this site is considered inaccessible to the city centre and other amenities in Salisbury through active modes of transport and is likely to increase car dependency, there are a range of 

services and facilities available at Old Sarum within proximity to this site. Therefore, minor adverse effects are considered likely. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

Salisbury City Centre is situated approximately 3.5km to the south-west of this site. This site is poorly connected to the city centre, but benefits from some existing public 
transport links in close proximity to the site. The site is therefore remote from the centre and the railway station and is unlikely to be able to support it. The site is slightly more 

well related to local facilities.   

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

This site is positioned approximately 0.3km to the north east of existing employment land at Old Sarum and adjoins a residential area. The site is considered to be capable of 
delivering employment land to meet some economic needs, but the extent of this is unlikely to be wide reaching. Location of the site may limit it’s potential in delivering a 
higher skilled employment uses.  

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This is a medium sized site that may be able to deliver smaller scale employment alongside housing and associated infrastructure. This is likely to have benefits for the local 
economy and for economic growth.   
There may be opportunities to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable and 
low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 

renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

Introducing a mixed-use development to this site may be possible, however development at the site would be capable of placing jobs and homes in close proximity. This 
would help to reduce the need to travel to work, but efforts should be made to enhance linkages with the City Centre through public transport where possible.   
 

Assessment outcome (on balance): moderate (significant) positive effect 

Summary of SA Objective 12 

• This is a medium sized site that is poorly connected to the City Centre. 

• The site is adjacent to residential and employment development.  

• There may be some opportunity to include mixed-uses on this site, but this is unlikely to be significant. 

• Overall, a moderate significant positive effect is likely.    

 

Salisbury Site Number and SHELAA ref(s): Site 3 (SHELAA site 3554b) 
Site size: 1.21 ha   Site capacity: approximate range 30 - 42 dwellings 
Site description: Small site located between Milford Mill Road, Milford House Care Home and railway line. Greenfield site in agricultural/equestrian uses. 
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SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

The site currently comprises grazing pasture with a wide tree screen along the railway embankment on its south side, and hedgerows on the other two sides. Although 
outside the floodplain it is an intrinsic part of a small pocket of fields either side of the River Bourne. 
The site has good potential for commuting and foraging bats due to the proximity of the railway and connections to the river.  
A variety of other wildlife may use the site including badgers, reptiles, breeding birds and possibly dormice due to the proximity of the railway. Surveys will be required but 
none of these are likely to significantly constrain development. 
Scope for mitigation 
The site’s capacity will be reduced by the need to deliver net biodiversity gain including the buffer along the railway tree planting.   
Net gain should be targeted towards the land nearest the railway as this will help to mitigate the effect of development on this wildlife corridor. Minimum buffer width should 
be 10m. It is possible the buffer would be inadequate to achieve an overall net biodiversity gain for the development and it would therefore require off-site provision. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. Mitigation strategy required for River Avon SAC (Phosphate) and New Forest 
SPA (recreational pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be reviewed in light of latest monitoring.   

The site does not present a risk to any European sites, SSSI’s or CWS through the effects of increased recreational pressure due to the lack of access opportunities locally. 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). There are no LGS within or in close proximity to this site. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

Buffer zones could be incorporated into Green Infrastructure for the site as a whole, as long as habitat connectivity for great crested newts, birds, bats and other small 
mammals is maintained throughout the wider local landscape.   
A minimum of 10% net gain for biodiversity should be required within individual sites and overall design should help ensure that habitat creation provides connectivity to 
adjacent or nearby habitat areas.   

Assessment outcome (on balance): minor adverse effects 

Summary of SA Objective 1 

• The site currently comprises grazing pasture. Although outside the floodplain it is an intrinsic part of a small pocket of fields either side of the River Bourne. 

• The site has good potential for commuting and foraging bats. A variety of other wildlife may use the site - surveys will be required but none of these are likely to significantly constrain development. 

• Net gain should be targeted towards the land nearest the railway as this will help to mitigate the effect of development on this wildlife corridor. 

• The site does not present a risk to any European sites, SSSI’s or CWS through the effects of increased recreational pressure due to the lack of access opportunities locally. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

It is considered likely that development in this location will not be able to maximise the efficient use of land. Density is likely to be quite low as the site is adjacent to the 
railway line and a listed building. There is no higher density development this side of the railway and the opposite side of the railway is a retail park. 
  

2. Maximise the reuse of 
Previously Developed Land? 

This small site consists entirely of agricultural land and therefore there are no opportunities to maximise the reuse of PDL. 
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3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is located on greenfield, agricultural land which appears not to have been developed before. There is an old landfill 160m to the east - believed to be inert fill but 
there were concerns of fly tipping. A suitable assessment would be required to confirm if impact is significant - if so, a remediation strategy will need to be developed and 
implemented. 
 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this greenfield site as almost entirely Grade 2 BMV agricultural land. Development would therefore result in the loss of BMV agricultural land but given the 

size of the site it is considered to be negligible.  

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 

resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a small site and there are likely to be less opportunities for incorporating sustainable waste management facilities and integrated recycling infrastructure than for a 
larger site. The Salisbury Household Recycling Centre is located at Churchfields Industrial Estate which is not in close proximity to this site. 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 2 

• Small greenfield site 

• Density of any development likely to be quite low as the site is adjacent to the railway line and a listed building and no other significant development this side of the railway. 

• No opportunities to maximise the reuse of PDL. 

• Site almost entirely Grade 2 BMV agricultural land but given the size of the site, loss would be considered negligible. 

• Not located within a designated Mineral Safeguarding Area. 

• Overall, minor adverse effects considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones, Drinking Water Safeguard Zones or Drinking Water Protected Areas. The site does border a Drinking Water 
protected Area, therefore some consultation with the Environment Agency may still be required.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses. 
The River Avon Special Area of Conservation (SAC) runs through the Salisbury area. Provisions will need to be made to ensure there are no negative downstream impacts. 
According to the River Avon SAC planning forum, where proposals have the potential to affect the SAC, early discussions with the Local Planning Authority, (who may also 
consult Natural England and the Environment Agency) are essential before proposals are finalised. For developments which could have water supply and sewage disposal 
implications, water companies should also be consulted. 
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2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Salisbury. According to Wessex Water, growth investment is planned for the Salisbury STW during AMP7 (2020-2025). Therefore, it is thought that the STW will be able to 
support the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount).  
It is very probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to 
suggest that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• The site is not covered by any Source Protection Zones, Drinking Water Protected Safeguard Zone or a Drinking Water Protected Area  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water.   

• According to Wessex Water, it is thought that the STW that serves Salisbury is expecting growth investment during AMP 7 (2020-2025). It is thought that the STW will be able to support the increased 
capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand.  

• Provisions will need to be made to ensure there are no negative downstream impacts to the River Avon SAC.  

• Where proposals have the potential to affect the SAC, early discussions would be required with the Local Planning Authority and potentially other stakeholders.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, given the increased demand on water resources minor adverse impacts are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 
 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases. New 
transport infrastructure will also be needed, which is likely to increase levels of noise, light and vibration.  
Sensitive receptors include the adjacent Milford House Care Home, which is also a listed building, and the railway line – mitigation measures will be needed to reduce 
impacts on/from those. 
The rail line is elevated and the impact of noise on amenity is likely to be significant; this would need to be assessed in accordance with BS8233:2014.  Given proximity, 
there would have to be a very high level of acoustic design. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Salisbury has three Air Quality Management Areas (AQMAs) in respect of the nitrogen dioxide annual mean objective. Exceedances exist on A36, A30 and at several 
hotspots in the city centre. Significant traffic management measures are needed to remove levels of traffic from the A36 in particular. If site allocations are made in the LPR, 
CIL/S106 contributions will be required to enable the council to take actions to enable the revocation of the AQMAs. 
Air quality impacts of this site are likely to be less significant as the site is relatively small, and traffic is likely to avoid areas of higher nitrogen dioxide. An air quality 
assessment showing cumulative effects of this development on relevant receptors in the AQMAs would be required. 
It is worth noting that Petersfinger road is a very popular access for local traffic bypassing congestion on the A36 ring road and London Road and the additional traffic from 
this site would add to that traffic – this road may need a substantial upgrade to cope with that. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, the impact of noise from the railway line on amenity is likely to be significant. There will need to be a very high level of acoustic design. 

Assessment outcome (on balance): moderate (significant) adverse effect 
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Summary of SA Objective 4 

• Sensitive receptors include the adjacent Milford House Care Home, which is also a listed building, and the adjacent railway line – mitigation measures will be needed to reduce impacts on/from those. 

• Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases. 

• The rail line is elevated and the impact of noise on amenity is likely to be significant. Given proximity, there would need to be a very high level of acoustic design.  

• Air quality impacts are likely to be less significant as the site is relatively small, and traffic is likely to avoid areas of higher nitrogen dioxide  

• Overall, given the proximity to the railway line and likelihood of significant noise impacts on amenity, moderate adverse effects are considered likely. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

As this is a small site, it is thought that far fewer emissions would be produced during the construction and occupation of the site. Mitigation measures can still be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
delivering sustainable transport. 
It would be possible for a development of this scale to include renewable energy generation; however, this would mainly be within buildings rather than areas of open space. 
Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

The whole site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is 
the River Bourne which runs north to south approximately 300 m to the west of the site.  

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

There is a medium pluvial flood risk across 36 % of the site. This means each year this area has a 1% chance of flooding, considering climate change. There is a low pluvial 
flood risk associated with 59 % of the site. This means that each year there is a 0.1% chance of flooding in this area. The risk is thought to be associated with low topography 
along the southern edge of the site, associated with the railway.  
There is a low risk to 88% of the site associated with groundwater levels that are between 0.5 and 5 m below the ground surface. Groundwater levels could impact infiltration 
techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations will be required. Cumulative impacts have been scored low. The 
site will require a Flood Risk Assessment to ensure there is no flood risk to site and that development of this site won’t exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is a small site, there may not be much provision for large areas of open space, however there will be less greenfield land lost. Enough land would need to be set 
aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or bettering 
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Systems, permeable paving 
etc? 

current greenfield infiltration rates. However, some commonly used sustainable drainage techniques will not be able to be used across most of the site due to high 
groundwater levels.  

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The whole of this site is in Flood Zone 1.  

• Flood risk could be exacerbated by climate change. Although development could avoid risk, it may worsen the risk elsewhere. 

• There is a low risk associated with high groundwater level across 88% of the site. Groundwater investigations would be required to ensure the risk could be mitigated. 

• There is low-medium pluvial flood risk along the southern edge of the site. This may reduce the developable area of the site. This risk could be mitigated though careful design and a robust surface 
water drainage system.   

• It would be possible for this development to include renewable energy generation. As this is a smaller site, there may be limited open space for renewable energy however it could still be provided 
within buildings. It is considered that any future development could incorporate appropriate measures to adapt to the predicted future impacts of climate change.  

• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is thought that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. However, given that there is a risk associated with high groundwater levels and pluvial flood risk, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

As this is a small site, there may be less open space available for opportunities to support energy generation from renewable and low carbon sources. There may still be 
opportunities for renewable energy generation on a smaller scale, for example, solar panels on roofs. As there will be fewer homes on this site, demand will be lower. To help 
to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from 
developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas and options for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 
 

As this is a smaller site, there would be less demand on the current infrastructure. At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, 
according to the Swindon and Wiltshire Local Energy Strategy (2018). Currently, the substations in Salisbury are unconstrained in relation to generation availability and it is 
considered that they could support increased demand brought on by new development.  
It is not known how the site will be brought forward - if the site was able to support its own renewable energy then the site would be less likely to depend on the grid, however 
it is considered that this site may struggle to allocate much open space for renewables.    

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size would enable less economic and employment opportunities in sustainable green technologies. There may be parts of the site that could 
be suitable for renewable and low carbon energy sources and supporting infrastructure however it is thought that most of the site will be used for development to improve 
viability. With less renewable energy generation on site there are fewer possibilities for development to draw its energy supply from decentralised, renewable or low carbon 
energy supply systems onsite and for co-locating potential heat customers and suppliers. However, being a smaller site, there will be a lower energy demand.  
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4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?        

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
 

Summary of SA Objective 6 

• It is thought that a site of this size would not support large-scale renewable energy generation or create economic and employment opportunities in sustainable green technologies as there is limited 
space available. It would still be possible to generate renewable energy on a smaller scale. 

• There will need to be a positive strategy for energy from renewable sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• As this is a smaller site, energy demand will be less. However, it is thought that there may be less opportunity for large-scale renewable energy production, so the site will likely still depend on the 
existing grid.  

• It is thought that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this.   

• Overall, given that this is a smaller site, energy demand will be less than that of a larger site. However, there may be less opportunity for large-scale renewable energy opportunities. Nevertheless, 
there may still be opportunities for small scale renewable energy generation, therefore minor positive effects are considered likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

The site is in close proximity to Grade II listed Milford House (historically Milford Farm) and farmstead.  Farmsteads have a fundamental relationship with their surrounding 
hinterland and retention of agricultural setting aids and contributes to their understanding and significance. However, this site is across the road from primary agricultural 
hinterland land and setting of the farmhouse and this relationship with surrounding land had in any case changed in mid C19 when it was gentrified. More recently, modern 
development of care home has significantly degraded garden setting and acts as visual buffer on this side of site.  Mitigation of impact likely to be possible via good design 
(CP57) and possible buffer. However, this may reduce capacity of site. 
The site is with the 100m buffer of Scheduled Monument - Medieval Pottery Kilns, Milford Farm (high value).  There is likely no evidence of archaeological remains on the 
site, however it is within the 100m buffer of the former Medieval settlement of Milford in the NE (medium value) as well as various low value features.  Mitigation could 
include preservation by record, where preservation in situ is not required.  Consider opportunities to enhance the understanding and setting of adjacent Scheduled 
Monument of Milford Farm.   
Some parts of the site are considered to have highly sensitive historic landscape features, including C21 re-organised fields surrounding Milford House and Farm, with 
elements of former piecemeal field character still legible, but given that this is a Scheduled Monument the site may form part of its setting.  Mitigation strategy could include 
incorporation of surviving historic landscape elements, such as field patterns, hedgerows and mature trees, within future development as well as respecting the adjacent SM 
in designs. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high-
quality and appropriate 
design, taking into account, 
where necessary, the 

The site is in close proximity to Grade II listed Milford House (historically Milford Farm) and farmstead.  Farmsteads have a fundamental relationship with their surrounding 
hinterland and retention of agricultural setting aids and contributes to their understanding and significance. However, this site is across the road from primary agricultural 
hinterland land and setting of the farmhouse and this relationship with surrounding land had in any case changed in mid C19 when it was gentrified. More recently, modern 
development of care home has significantly degraded garden setting and acts as visual buffer on this side of site.  Mitigation of impact likely to be possible via good design 
(CP57) and possible buffer. However, this may reduce capacity of site. 
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management objectives of 
Conservation Areas? 

 

Assessment outcome (on balance): minor adverse effects 

Summary of SA Objective 7 

• The site is in close proximity to Grade II listed Milford House (historically Milford Farm) and farmstead. Mitigation of impact likely to be possible via good design and possible buffer. However, this may 
reduce capacity of site. 

• The site is with the 100m buffer of Scheduled Monument - Medieval Pottery Kilns, Milford Farm (high value). 

• The potential for significant adverse archaeological effects is low and the potential for significant adverse historic landscape effects is also low.  

• Overall, minor adverse effects are considered likely against this objective.  

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

Cranborne Chase AONB is approximately 3.5km to the southwest of the site. New Forest National Park is approximately 9.5km to the southeast. No significant effects are 
considered likely on these designations. 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high-
quality, inclusive design of 
buildings and the public 
realm? 

This is a small site on the eastern edge of Salisbury, between the railway line and Milford Mill Road. The landform rises from the River Bourne in the west, gently through the 
site and more steeply to the north to Burrough’s Hill and east to Ashley Hill.   
The site is within an undesignated landscape. It is a generally unidentifiable and simple landscape that is influenced by adjoining land uses. The site has a separate identity 
to the surrounding hills. It is in generally poor to moderate condition with limited value.   
Overall, it is considered that the site is of generally low landscape sensitivity to housing development.  The site has generally high capacity to accommodate housing 
development.    
Potential significant adverse effects 

• Potential for development to stand out in the rural landscape, as separate from existing settlement areas 
• Potential loss of hedgerows and trees that form part of the wider wooded landscape 
Scope for mitigation 

• Limit development density and height to reduce prominence in the rural landscape 
• Retain and enhance hedgerows and trees as part of a mature landscape framework to create a soft, well-integrated settlement edge 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site. Milford Mill Lane forms part of National Cycle Network route 24 and the Clarendon Way long distance footpath 
passes in an east-west direction to the north of the site. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 8 

• Cranborne Chase AONB is approximately 3.5km to the southwest of the site. New Forest National Park is approximately 9.5km to the southeast. No significant effects are considered likely on these 
designations. 

• The site is within an undesignated landscape. It is a generally unidentifiable and simple landscape that is influenced by adjoining land uses.  

• The site has a separate identity to the surrounding hills. It is in generally poor to moderate condition with limited value. 

• The local landscape is influenced by the continuing use of the airfield and adjacent residential and commercial land uses. 
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• It is considered that the site is of generally low landscape sensitivity to housing development. The site has generally high capacity to accommodate housing development. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Salisbury affordability ratio is 5.02. This is higher than the Wiltshire average of 
4.76 based. The record of delivery of homes in the city has been exceeding delivery expectations in more recent years, although overall delivery of housing at Salisbury has 
been below WCS planned rates. Affordable housing delivery has struggled to achieve target rates of 40%.  
This site could bring forward up to approximately 45 new homes and it is expected that a proportion of affordable homes will be sought as part of any housing development. 
The developable area of the site is a potential constraint to the delivery of affordable housing on this site.  

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

The site appears to be on reasonably level ground. The shape of the site limits the area of developable land to less than 1ha. This suggests that the potential to provide for a 
wide range of housing needs and types is limited. Nonetheless, small or large sites are capable of being able to support a mix of house types and sizes, but the number of 
high-quality, sustainable homes of different types and tenures is not likely to be significant. Benefits arising from this site through the provision of a wide range of house 
types, sizes and tenures to meet the housing needs of a wide cross-section of the community are not likely. 

Assessment outcome (on balance): Minor positive effect 

Summary of SA Objective 9 

• This site could bring forward only a small number of affordable housing due to the size of the site of less than 1Ha.  

• Although the site would be capable of delivering some housing development, it is unlikely it would support homes to meet wide ranging needs.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, a minor positive effect is likely.    

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

This site is identified as being in the 20% least deprived areas in England by the IMD 2019 so development would be unlikely to have significant social benefits for more 
deprived areas.  The site could deliver up to circa 40 homes and could deliver some affordable housing as part of a scheme.  
Overall, there would be some social and economic benefits for the Salisbury area through housing provision, short-term construction jobs and an increased workforce for 
local businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Salisbury City Centre is situated approximately 1km to the west of this site. This site has some connectivity to the city centre through walking and cycling. Opportunities 
should be taken to promote sustainable transport as part of development on this site, including enhancing cycling and bus services where possible. It is more likely that 
measures could be more successfully achieved north of the site, taking advantage of existing crossings of the rail line. A site of this size is less likely to support onsite 
amenity greenspace, but opportunities to create linkages to existing GI assets offsite, including the River Bourne, or create ones within the development should be taken to 
ensure social benefits, such as improved health and wellbeing associated with these spaces. 
Development at this site could generate the need for 4-5 early years places, 9-13 primary school places and 7-9 additional secondary places. An existing surplus of early 
years places in south-east Salisbury could meet needs arising from this site, financial contributions would be required towards expansion of current provision if the existing 
surplus of places wasn’t sufficient. There is a surplus of places at St Martin’s Primary School, which could accommodate needs arising from this site. The School’s site is 
large enough to facilitate an expansion if this was necessary, financial contributions would also be required. In meeting secondary level needs, the site is within the 
Laverstock campus schools catchment. There is concern whether this site would be able to support an expansion. Financial contribution could be sought to provide 
additional places at Sarum Academy along with the provision of a safe walking route from the site to the school campus would be required. 
This site is well connected to existing healthcare provision. Three Chequers Medical Practice is approx. 0.9km to the west of the site. GP provision in Salisbury was forecast 
as being subject to a positive capacity gap by 2026, due to increased provision at Salisbury Medical Practice. There is a planned extension to the hospital. Individual 
surgeries are facing shortfalls, with the Wilton branch surgery closing in Aug 2020. Expanded services are to be offered by Porton and Winterslow branch surgeries following 
this. As a result, while there may be some negative effects on the capacity of individual surgeries, the location of development is not considered to affect the delivery of 
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health services in the City. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, 
Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The small scale of this site suggests that development would be less capable of delivering formal and informal public space and community uses onsite. Financial 
contributions towards the expansion and improvement of existing local community facilities should be sought where appropriate.  
 

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Salisbury would be unlikely to make much of a contribution to the reduction of rural social isolation. However, some benefits may be apparent 
through the provision of affordable housing on this site, which could benefit people living in rural areas who cannot afford rural house prices.    
 

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 10 

• Development at this site would not be directing new homes in a location subject to higher levels of deprivation.  

• There is some potential for this site to deliver affordable homes.  

• Poor accessibility to the City Centre, but opportunities to enhance sustainable transport opportunities may exist.  

• Site size is unlikely to support onsite amenity greenspace, but opportunities to create linkages to assets should be taken.   

• Early years, primary and secondary schooling provision could be met by surplus in existing facilities and if additional places were required financial contributions could be sought for offsite provision. 
Accessibility issues in relation to secondary provision would need to be overcome, in addition.  

• The site is well connected to existing health provision. Financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could go some way to helping support local services and facilities but would be unlikely to be of a scale that would require onsite provision of community facilities. Contributions for offsite 
provision should be sought where appropriate.  

• Overall, a minor positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

It is very unlikely, given the site size and location, that this site would be developed for mixed-uses.  
The site is within close proximity to employment on the southern side of the railway line. However, this is only accessible by an unattractive and potentially insecure byway 
passing under the railway to the west of the adjacent care home; routes through the Milford Mill Road railway Tunnel are not considered appropriate given the lack of footway 
and lack of opportunity to make such provision due to the narrow structure. 
It is worth noting that Petersfinger road is a very popular access for local traffic bypassing congestion on the A36 ring road and London Road and the additional traffic from 
this site would add to that traffic – this road may need a substantial upgrade to cope with that. 
 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

Access is considered unlikely to be achievable due to the need for expensive engineering and land constraints (rail tunnel widening, footway/cycleway provision in third party 
land), against a small number of houses. 
There is no linking footway or cycle infrastructure and no sufficient access to public transport. 
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3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Despite being close to the Petersfinger Park and Ride, residents of the site are likely to drive due to lack of connecting infrastructure; this represents a significant 
sustainability constraint for the site. 
Pedestrian/Cycle:  

The site is not served by adequate local footway or cycleway provision. For journeys to the city centre, the nearest segregated route is found 500m from the site, with the 

interim stretch requiring walkers and cyclists to share the carriageway with a material quantum of vehicles trying to access Southampton Road. Nearby employment areas 

are only accessible by an unattractive and potentially insecure byway passing under the railway to the west of Milford Care Home; routes through the Milford Mill Road 

railway Tunnel are not considered appropriate given the lack of footway and lack of opportunity to make such provision due to the narrow structure.  

The city centre is accessed via local roads and footways along Milford Road and is approximately 2km walk away. This distance is considered the maximum distance for 

commuting by walking. With regards to cycling, there is a lack of sufficient infrastructure and access through Shady Bower may be conflicted with vehicle movements by 

virtue of width. Disconnected infrastructure towards the city centre and employment centres raises significant concern. 

Bus: The site has three options to connect with bus services; 1) Petersfinger P&R, however despite being 350m walk and within an appropriate distance is inaccessible due 

to lack of infrastructure. 2) Manor Farm Road bus stops are 650m walk, beyond reasonable distance. 3) A36 accessed via insecure byway travelling under the railway 750m 

from site. Despite the site being within close proximity to a P&R the site is considered inaccessible to public transport due to lack of sufficient access. 

Rail: The Rail Station is beyond 2km away and is beyond reasonable walking distance. Also, with a lack of sufficient cycling infrastructure or public transport service 

provision, the site cannot be considered served by rail service provision.  

Service Vehicles: The site is served from the west by narrow local and rural roads and from the east via a narrow and skewed railway tunnel which significantly impacts 

upon safe large vehicle accessibility. 

Assessment outcome (on balance): major (significant) adverse effect 

Summary of SA Objective 11 

• Access is considered unlikely to be achievable due to the need for expensive engineering and land constraints (rail tunnel widening, footway/cycleway provision in third party land), against a small 
number of houses. 

• Access to employment areas south of the railway line is only accessible via an unattractive and potentially insecure byway passing under the railway to the west of Milford Care Home. 

• Routes through the Milford Mill Road railway tunnel are not considered appropriate given the lack of footway and lack of opportunity to make such provision due to the narrow structure. 

• Despite being close to the Petersfinger Park and Ride, residents of the site are likely to drive due to lack of connecting infrastructure; this represents a significant sustainability constraint for the site. 

• Pedestrian/Cycle: the site has no linking footway or cycle infrastructure and no sufficient access to public transport. 

• Bus: the site is considered inaccessible to public transport due to lack of sufficient access. 

• Rail: with a lack of sufficient cycling infrastructure or public transport service provision, the site cannot be considered served by rail service provision. 

• Service Vehicles: The site is served from the west by narrow local and rural roads and from the east via a narrow and skewed railway tunnel which significantly impacts upon safe large vehicle 
accessibility. 

• Site specific mitigation: site specific mitigation is unlikely to be achievable due to the need for expensive engineering and land constraints against a small number of houses. 

• Necessary strategic mitigation: delivery of the Salisbury Transport Strategy. 

• Overall, given the issues noted above, it is considered that mitigation of these issues would not be possible and therefore major adverse effects are likely against this objective. It is recommended that 
this site is not considered further. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

Salisbury City Centre is situated approximately 1km to the west of this site. This site has some connectivity to the city centre through walking and cycling. Opportunities 
should be taken to promote sustainable transport as part of development on this site, including enhancing cycling and bus services where possible. The situations of the 
railway line to the south of the site is a physical barrier to connectivity. The site would therefore be able to provide some support to the city centre, but the extent of these 
positive effects are likely to be limited due to the size of the site.  



96 
 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

The site benefits from access to the A36. Southampton Road Retail Park and Principal Employment Area, and Bourne Retail Park are positioned south of the railway line. 
There is some potential for this site to supply employment land meeting a range of needs. Due to the size of the site the extent of the needs that it would be able to meet is 

likely to be limited.  

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This is a small site and the ability of the site in meeting a range of economic needs is limited by this. Any development on this site is likely to be accompanied by associated 
infrastructure, which could lead to benefits for the local economy, including employment land to the south.  
 
There may be opportunities to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable and 
low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 

renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

The small nature of the site is less likely to support a mixed-use development. Development would be able to locate housing or employment land in close proximity to 
existing employment and residential land. This would help to reduce the need to travel to work, but efforts should be made to enhance linkages with the City Centre through 
all sustainable modes where possible.   
 

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 12 

• The site is small and has reasonable connectivity to the City Centre.  

• Benefits from access to A36 and close proximity to existing employment.  

• Small nature of the site limits the extent of employment needs that it would be able to meet. Furthermore, means that the site is unlikely to support mixed-use development.  

• Overall, minor positive effects are likely. 
 

 
 
 

Salisbury Site Number and SHELAA ref(s): Site 4 (SHELAA site(s) S193, S97) 
Site size: 1.33 ha   Site capacity: approximate range 33 - 46 dwellings 
Site description: A small, narrow greenfield site located between the railway line and A36. In agricultural use. There are residential properties located to the west of the site and one large detached 
property to the east. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

The site lies on the north side of the A36, close to Petersfinger Farm Meadows CWS and Clarendon Grange Meadows CWS which both comprise neutral grassland in the 
floodplain. There is no formal public access to either site and recreational effects are therefore unlikely to be significant. The site currently comprises grassland, possibly 
grazed pasture with a wide belt of mature trees outside the site along the railway embankment to the north and many other mature trees including along the eastern and 
southern boundaries. 
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 The site has good potential for commuting and foraging bats due to the proximity of the railway and the number of mature trees. A variety of other wildlife may use the site 
including badgers, reptiles, breeding birds and possibly dormice due to the proximity of the railway. Surveys will be required but none of these are likely to significantly 
constrain development. 
Scope for mitigation 
Within the site, net biodiversity gain should focus on buffering and enhancing the north, east and southern boundaries to ensure the mature trees are retained. Net gain 
should be targeted towards the land nearest the railway as this will help to mitigate the effect of development on this wildlife corridor. 
Given the sites small size (55m wide) and the proximity of mature trees, it may be impossible to deliver housing without a net biodiversity loss on site. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. Mitigation strategy required for River Avon SAC (Phosphate) and New Forest 
SPA (recreational pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be reviewed in light of latest monitoring.   

The site does not present a risk to any European sites, or SSSI’s through the effects of increased recreational pressure due to the lack of access opportunities locally. 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). There are no LGS within or in close proximity to this site. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

Buffer zones could be incorporated into Green Infrastructure for the site as a whole, as long as habitat connectivity for great crested newts, birds, bats and other small 
mammals is maintained throughout the wider local landscape.   
A minimum of 10% net gain for biodiversity should be required within individual sites and overall design should help ensure that habitat creation provides connectivity to 
adjacent or nearby habitat areas.   

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 1 

• The site currently comprises grassland, possibly grazed pasture with a wide belt of mature trees outside the site  

• The site has good potential for commuting and foraging bats due to the proximity of the railway and the number of mature trees 

• A variety of other wildlife may use the site - surveys will be required but none of these are likely to significantly constrain development. 

• Within the site, net biodiversity gain should focus on buffering and enhancing the north, east and southern boundaries to ensure the mature trees are retained. Net gain should be targeted towards the 
land nearest the railway as this will help to mitigate the effect of development on this wildlife corridor. 

• The site does not present a risk to any European sites, or SSSI’s through the effects of increased recreational pressure due to the lack of access opportunities loca lly. 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

It is considered unlikely that development of this site could maximise the efficient use of land, given its location on the edge of Salisbury, extending out into open countryside 
along the A36.  

2. Maximise the reuse of 
Previously Developed Land? 

This is a greenfield site and there are no opportunities to maximise the reuse of PDL. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is located on greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. Based on available 
evidence, it is considered unlikely that remediation measures would be required in order to facilitate development. If subsequent evidence becomes available which suggests 
that there may be land contamination, an assessment would be required as part of any future planning application to establish a remediation and mitigation strategy. 
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4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this greenfield site as Grade 3 BMV agricultural land but there is no differentiation between Grades 3a and 3b. However, development of this small site 
would lead to a negligible loss of land. 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 

resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a small site and there are likely to be less opportunities for incorporating sustainable waste management facilities and integrated recycling infrastructure than for a 
larger site. The Salisbury Household Recycling Centre is located at Churchfields Industrial Estate which is not in close proximity to this site. 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 2 

• Small greenfield site situated between A36 and railway line. 

• Unlikely that development of this site could maximise the efficient use of land, given its location in such close proximity to two busy transport routes and the lack of any other high-density development. 

• No opportunities to maximise the reuse of PDL. 

• Significant contamination considered unlikely but further assessment would be required. 

• Site consists of Grade 3 BMV agricultural land but given the size of the site, loss would be considered negligible. 

• Not located within a designated Mineral Safeguarding Area. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones or Drinking Water Safeguard Zones. It is covered by a Drinking Water Protected Area. Drinking Water Protected 
Areas (Surface Water) are, within the Water Framework Directive, where raw water is abstracted from rivers and reservoirs. Raw water needs to be protected to ensure that 
it is not polluted which could lead to additional purification treatment. To do this water companies and the Environment Agency identify raw water sources that are ‘at risk’ of 
deterioration which would result in the need for additional treatment. These zones are areas where the land use is causing pollution of the raw water. Action is targeted in 
these zones to address pollution so that extra treatment of raw water can be avoided. Therefore, consultation with the Environment Agency would be required to understand 
determine the likely effects of the development.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water 
flooding from impermeable surfaces.  As this site covers a Source Protection Zone, the extent to which Sustainable Drainage systems can be used may be affected. 
The River Avon Special Area of Conservation (SAC) runs through the Salisbury area. Provisions will need to be made to ensure there are no negative downstream impacts. 
According to the River Avon SAC planning forum, where proposals have the potential to affect the SAC, early discussions with the Local Planning Authority, (who may also 
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consult Natural England and the Environment Agency) are essential before proposals are finalised. For developments which could have water supply and sewage disposal 
implications, water companies should also be consulted. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Salisbury. According to Wessex Water, growth investment is planned for the Salisbury STW during AMP7 (2020-2025). Therefore, it is thought that the STW will be able to 
support the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount).  
It is very probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to 
suggest that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 3 

• The site is covered by a Drinking Water Protected Area which is where raw water is abstracted from rivers and reservoirs.  

• The site does not cover a Source protected Zone or a Drinking Water Safeguard Zone.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency would be required to determine the likely effects of development 

• According to Wessex Water, it is thought that the STW that serves Salisbury is expecting growth investment during AMP 7 (2020-2025). It is thought that the STW will be able to support the increased 
capacity planned for in the current strategy.  

• Provisions will need to be made to ensure there are no negative downstream impacts to the River Avon SAC.  

• Where proposals have the potential to affect the SAC, early discussions would be required with the Local Planning Authority and potentially other stakeholders.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 
Although this may be inhibited at this site due to the Drinking Water Protected Area.  

• Overall, given the increased demand on water resources, and the location of the Drinking Water Protected Area, moderate adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases.    
Site is narrow and sandwiched between A36 and the railway line. Noise impact assessment and mitigation in accordance with BS8233:2014 would be required. It will be 
challenging to achieve suitable noise levels given that there would be significant noise from two directions. A very high level of acoustic design will be needed with buildings 
acting as noise barriers on north and south boundaries and/or barriers/distancing. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Salisbury has three Air Quality Management Areas (AQMAs) in respect of the nitrogen dioxide annual mean objective. Exceedances exist on A36, A30 and at several 
hotspots in the city centre. Significant traffic management measures are needed to remove levels of traffic from the A36 in particular. If site allocations are made in the LPR, 
CIL/S106 contributions will be required to enable the council to take actions to enable the revocation of the AQMAs. 
 
There is a risk of creating exposure to poor air quality due to proximity of the A36. An air quality assessment will be required showing likely cumulative effects of this 
development on relevant receptors in the three AQMAs and those within the development adjacent to the A36. 
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3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, the site is sandwiched between the A36 and the railway line – it will be challenging to achieve suitable noise levels and a very high level of 

acoustic design will be needed. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 4 

• Site is narrow and sandwiched between A36 and the railway line.  

• It will be challenging to achieve suitable noise levels given that there would be significant noise from two directions. 

• A very high level of acoustic design will be needed with buildings acting as noise barriers on north and south boundaries and/or barriers/distancing. 

• There is a risk of creating exposure to poor air quality due to proximity of the A36. An air quality assessment will be required showing likely cumulative effects of this development on relevant receptors 
in the three AQMAs and those within the development adjacent to the A36. 

• Overall, given the location of this site and that it will be challenging to achieve suitable noise levels, moderate adverse effects are considered likely against this objective. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

As this is a small site, it is thought that far fewer emissions would be produced during the construction and occupation of the site. Mitigation measures can still be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
delivering sustainable transport. 
It would be possible for a development of this scale to include renewable energy generation; however, this would mainly be within buildings rather than areas of open space. 
Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

The whole site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is 
the River Avon which runs in a west-east direction, approximately 400 m to the south of the site. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

The site is not considered vulnerable to surface water flooding. There is a low risk to 100% of the site associated with groundwater levels that are between 0.5 and 5 m 
below the ground surface. Groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater 
investigations will be required. Cumulative impacts have been scored low. The site will require a Flood Risk Assessment to ensure there is no flood risk to site and that 
development of this site won’t exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
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change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is a small site, there may not be much provision for large areas of open space, however there will be less greenfield land lost. Enough land would need to be set 
aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or bettering 
current greenfield infiltration rates. However, some commonly used sustainable drainage techniques will not be able to be used across some of the site due to high 
groundwater levels. Areas currently at risk of fluvial flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green 
Infrastructure.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The whole of this site is in Flood Zone 1.  

• Flood risk could be exacerbated by climate change. Although development could avoid risk, it may worsen the risk elsewhere. 

• There is a low risk associated with high groundwater level across the entire site. Groundwater investigations would be required to ensure the risk could be mitigated.  

• It would be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is thought that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. However, given that there is a risk associated with high groundwater levels and pluvial flood risk, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

As this is a small site, there may be less open space available for opportunities to support energy generation from renewable and low carbon sources. There may still be 
opportunities for renewable energy generation on a smaller scale, for example, solar panels on roofs. As there will be fewer homes on this site, demand will be lower. To help 
to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from 
developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas and options for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

As this is a smaller site, there would be less demand on the current infrastructure. At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, 
according to the Swindon and Wiltshire Local Energy Strategy (2018). Currently, the substations in Salisbury are unconstrained in relation to generation availability and it is 
considered that they could support increased demand brought on by new development.  
It is not known how the site will be brought forward - if the site was able to support its own renewable energy then the site would be less likely to depend on the grid, however 
it is considered that this site may struggle to allocate much open space for renewables. 

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size would enable less economic and employment opportunities in sustainable green technologies. There may be parts of the site that could 
be suitable for renewable and low carbon energy sources and supporting infrastructure however it is thought that most of the site will be used for development to improve 
viability. With less renewable energy generation on site there are fewer possibilities for development to draw its energy supply from decentralised, renewable or low carbon 
energy supply systems onsite and for co-locating potential heat customers and suppliers. However, being a smaller site, there will be a lower energy demand.  
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4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?        

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
 

Summary of SA Objective 6 

• It is thought that a site of this size would not support large-scale renewable energy generation or create economic and employment opportunities in sustainable green technologies as there is limited 
space available. It would still be possible to generate renewable energy on a smaller scale. 

• There will need to be a positive strategy for energy from renewable sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• As this is a smaller site, energy demand will be less. However, it is thought that there may be less opportunity for large-scale renewable energy production, so the site will likely still depend on the 
existing grid.  

• It is thought that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this.   

• Overall, given that this is a smaller site, energy demand will be less than that of a larger site. However, there may be less opportunity for large-scale renewable energy opportunities. Nevertheless, 
there may still be opportunities for small scale renewable energy generation, therefore minor positive effects are considered likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

There are no designated assets affected, however development may have an impact on non-designated Lime Trees (formerly Ashley Hill House), a house that dates from 
mid C19. Site appears to have been an orchard area, possibly associated with house.  Mitigation of impact likely to be possible via good design and possible buffer. 
However, this may reduce capacity of site. 

There is no evidence of archaeological features on the site, however it is within 100m buffer of Bronze age pottery fragment findspot to the west (medium/low value) and 
possible Saxon parish boundary and Iron Pottery sherd findspot (both low value).  Following further investigation, mitigation strategy could include preservation by record 
where preservation in situ is not required.   

The historic Landscape of the site is not considered to be highly sensitive.  Therefore, no mitigation strategy identified at this stage. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high-
quality and appropriate 
design, taking into account, 
where necessary, the 

The site does not impact on any designated heritage asset (listed buildings, conservation areas, etc.).  Mitigation of impact likely to be possible via good design and possible 
buffer.  However, any development should be well designed to maintain and enhance the character and distinctiveness of the area.   
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management objectives of 
Conservation Areas? 

Assessment outcome (on balance): neutral effects 

Summary of SA Objective 7 

• The site does not impact on any designated heritage asset (listed buildings, conservation areas, etc.).  Mitigation of impact likely to be possible via good design and possible buffer.   

• The potential for significant adverse archaeological effects is low. 

• The potential for significant adverse historic landscape effects is very low. 

• Overall, neutral effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The Cranborne Chase AONB is approximately 3km to the southwest of the site and the New Forest National Park is approximately 9km to the southeast. No significant 
effects are considered likely. 

  

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high-
quality, inclusive design of 
buildings and the public 
realm? 
 

The site lies to the east of Salisbury, within the dispersed village of Petersfinger along the A36. 
It is on low-lying landform at the base of the River Avon valley slopes that rise to the north to Ashley Hill. The site comprises of small fields encompassed by mature trees.  
The site is within an undesignated landscape. The trees within the site contribute to the distinctive wooded slopes that rise from the River Avon valley to the east of 
Salisbury.  It is an indistinctive site with limited sense of place. The landscape is in generally moderate condition. 
Overall, it is considered that the site is of generally medium to low landscape sensitivity to housing development with higher sensitivity attributed to the woodland vegetation. 
The site has generally medium to high capacity to accommodate housing development.    
Potential significant adverse effects 

• Potential for development to alter the rural, dispersed settlement pattern; 
• Potential loss of hedgerows and trees that form part of the wooded valley landscape. 
Scope for mitigation 

• Avoid high density and tall development that would not be in keeping with the rural settlement pattern and would break the wooded skyline; 
• Retain and enhance hedgerows and trees as part of a mature landscape framework as part of an integrated settlement edge within the wooded landscape. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site. There is potential for the creation of public open space and pedestrian linkages should the site be developed.   

Assessment outcome (on balance): minor adverse effects 

Summary of SA Objective 8 

• The Cranborne Chase AONB is approx. 3km to the southwest of the site and the New Forest National Park is approximately 9km to the southeast. No significant effects are considered likely. 

• The site comprises of small fields encompassed by mature trees. The site is within an undesignated landscape. 

• It is an indistinctive site with limited sense of place. The landscape is in generally moderate condition. 

• It is considered that the site is of generally medium to low landscape sensitivity to housing development with higher sensitivity attributed to the woodland vegetation. The site has generally medium to 
high capacity to accommodate housing development. 

• Overall, minor adverse effects are considered likely against this objective. 
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SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 

 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Salisbury affordability ratio is 5.02. This is higher than the Wiltshire average of 
4.76. The record of delivery of homes in the city has been exceeding delivery expectations in more recent years, although overall delivery of housing at Salisbury has been 
below WCS planned rates. Affordable housing delivery has struggled to achieve target rates of 40%. 
This site could deliver up to approximately 45 new homes and it is expected that a proportion of affordable homes will be sought as part of any housing development. The 
topography of the site could be an impediment to delivering affordable housing on this site. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

The entire site appears to be on a slope steeper than 1:20 gradient, rising from the Southampton Road to the railway embankment. As a result, this site would be unlikely to 
achieve a level of housing delivery that could sufficiently meet needs for a wide range of housing needs. While both large and small sites can be capable of supporting a mix 
of housing types and sizes, this site is less likely to lead to any benefits in meeting housing needs of a wide cross-section of the community arising as a result of housing 
development on this site. 

Assessment outcome (on balance): neutral effect  

Summary of SA Objective 9 

• This site may be unlikely to supply any homes due to the topography of the site. 

• It is unlikely that any affordable homes would be delivered.  

• The site is less capable of contributing to meeting affordable housing needs in the area or supplying a range of homes to meet needs for different house types and sizes in the area.   

• It is possible that sustainable construction materials could be used throughout the site if it was suitable for housing and for development to exceed minimum requirements set by Building Regulations.  

• Overall, a neutral effect is likely for Objective 9. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

The Indices of Multiple Deprivation (IMD) 2019 identify this site as being situated in a less deprived area and therefore development would not have significant benefits for 
more deprived areas.  
Due to the topography of the site, it is unlikely that this site would support any homes and therefore would not have associated social benefits.   

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Salisbury City Centre is situated approximately 1.7km to the north-west of this site. This site has some connectivity through sustainable transport modes. Opportunities 
should be taken to promote sustainable transport as part of development on this site, including enhancing cycling and bus services where possible. A site of this size is less 
likely to support onsite amenity greenspace, but opportunities to create linkages to existing GI assets offsite, including Petersfinger Farm Meadows CWS and Clarendon 
Grange Meadows CWS, or create ones within the development should be taken to ensure social benefits, such as improved health and wellbeing associated with these 
spaces.  
Development at this site could generate the need for 4-6 early years places, 10-14 primary school places and 7-10 additional secondary places. An existing surplus of early 
years places in south-east Salisbury could meet needs arising from this site, financial contributions would be required towards expansion of current provision if the existing 
surplus of places wasn’t sufficient. There is a surplus of places at St Martin’s Primary School, which could accommodate needs arising from this site. The School’s site is 
large enough to facilitate an expansion if this was necessary, financial contributions would also be required. In meeting secondary level needs, the site is within the 
Laverstock campus schools catchment. There is concern whether this site would be able to support an expansion. Financial contribution could be sought to provide 
additional places at Sarum Academy along with the provision of a safe walking route from the site to the school campus would be required.  
This site has some accessibility to existing healthcare provision and is positioned approx. 1.7km from Three Chequers Medical Practice. GP provision in Salisbury was 
forecast as being subject to a positive capacity gap by 2026, due to increased provision at Salisbury Medical Practice. There is a planned extension to the hospital. Individual 
surgeries are facing shortfalls, with the Wilton branch surgery closing in Aug 2020. Expanded services are to be offered by Porton and Winterslow branch surgeries following 
this. As a result, while there may be some negative effects on the capacity of individual surgeries, the location of development is not considered to affect the delivery of 
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health services in the City. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, 
Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The small scale of this site suggests that development would be less capable of delivering formal and informal public space and community uses onsite. Financial 
contributions towards the expansion and improvement of existing local community facilities should be sought where appropriate.  
When taking account of the topography of the site it is considered unlikely that this site would be able to support any community building and it’s location is likely to be a 

constraint in bringing forward public space.  

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Salisbury would be unlikely to make much of a contribution to the reduction of rural social isolation. Social benefits through the delivery of new 
affordable housing and community facilities are unlikely to be apparent due to the topographical constraints of the site.  

Assessment outcome (on balance): neutral effect 

Summary of SA Objective 10 

• Development at this site would not be within a more deprived area which may have greater social and economic benefits.   

• This site would be unlikely to supply any homes due to the topography of the site. 

• It has some accessibility to the City Centre and opportunities to enhance sustainable transport opportunities may exist. 

• Unlikely to be able to deliver onsite amenity greenspace.   

• Early years, primary and secondary schooling provision could be met by surplus in existing facilities and if additional places were required financial contributions could be sought for offsite provision. 
Accessibility issues in relation to secondary provision would need to be overcome, in addition.  

• There is some accessibility to existing health provision, but connectivity should be improved where possible. Financial contributions to increase capacity of existing GP surgeries would be required.   

• Overall, a neutral effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

A mixed-use development on this site is not likely given its size. 
The site is served by the A36 which forms part of the Strategic Road Network, managed by Highways England. There are very heavy congestion and flows on the A36. Any 
access delivery on this road would therefore need to accord with Design Manual for Roads and Bridges and directly reflect upon the traffic flows along the main carriageway. 
Such design requirements (which Wiltshire Local Highway Authority support), would not be cost effective for the number of dwellings proposed. 
 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

In order to accommodate the heavy A36 through traffic and facilitate right turners out of this site, a large roundabout or signalised junction would be required to 
accommodate both queue capacity and/or facilitate gap acceptance for right turning. Such a junction would need to conform to high design standards and would prove very 
costly and significantly impact upon the economic viability of the site. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 

This site has inadequate and unattractive walking and cycling infrastructure and no public transport provisions. 

Pedestrian/Cycle: There exists a continuous footway on the nearside of the road, however the heavy traffic flows result in this route being highly unattractive, especially 

where the footway narrows below 2m. There is no cycleway infrastructure and cyclists would be advised to use the A36 carriageway, especially on the approach to a dualled 

section. 
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transport options, including 
Active Travel? 
 

Bus: Bus stop infrastructure is not shown on the ground. The delivery of sufficient bus stops would also be considered difficult, as the provision of in-line bays (within 

carriageway) would add to already significant congestion and thus environmental factors and off-line bays (within lay-by’s) would prejudice journey time reliability. 

Irrespective of potential frequency of buses into Salisbury, the delivery of necessary infrastructure is significantly compromised and may not be considered financially viable 

for a site of this size.  

Rail: The Rail Station is more than 3.5km from site and thus greater than a maximum walking commute. Between the site and the Rail Station is the A36 which is considered 

unattractive and possibly dangerous to cycle along and there is also a lack of local bus service provision. The Rail Station is therefore considered inaccessible by any mode 

other than the car and hence the likelihood of increasing rail patronage is considered highly unlikely. 

Service Vehicles: Service vehicle access to and from the A36 for the proposed number of houses is considered unlikely. 

Assessment outcome (on balance): major (significant) adverse effects 

Summary of SA Objective 11 

• The site is served by the A36 which forms part of the Strategic Road Network. 

• Any access delivery on this road would therefore need to accord with Design Manual for Roads and Bridges and would not be cost effective for the number of dwellings proposed. 

• In order to accommodate the heavy A36 through traffic and facilitate right turners out of this site, a large roundabout or signalised junction would be required to accommodate both queue capacity 
and/or facilitate gap acceptance for right turning. Such a junction would significantly impact upon the economic viability of the site. 

• Service vehicle access to and from the A36 for the proposed number of houses is considered unlikely. 

• Pedestrian/Cycle: this site has inadequate and unattractive walking and cycling infrastructure and no public transport provisions. 

• Bus: the delivery of necessary bus infrastructure is significantly compromised and may not be considered financially viable for a site of this size. 

• Rail: The rail station is considered inaccessible by any mode other than the car and hence the likelihood of increasing rail patronage is considered highly unlikely. 

• Overall, given the issues noted above, major adverse effects are considered likely against this objective with mitigation unlikely to be achieved. It is recommended that this site is not considered 
further. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

Salisbury City Centre is situated approximately 1.7km to the north-west of this site. This site has some connectivity through sustainable transport modes. Opportunities 
should be taken to promote sustainable transport as part of development on this site, including enhancing cycling and bus services where possible. The site is likely to be 
able to provide some support to the city centre, but the extent of these positive effects are likely to be limited due to the size of the site.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

Southampton Road Retail Park and Principal Employment Area, and Bourne Retail Park are situated approx. 0.4 km from the site to the west. The site benefits from access 
to the A36, but is small in size. It is unclear if the site would be able to support development for employment or housing due to topographical constraints, further limiting the 
economic needs that could be met by this site.  

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 

This is a small site and the ability of the site in meeting a range of economic needs is constrained by this. The topography of the site is likely to limit the form and scale of 
development that could be achieved here, further restricting the ability of the site to meet economic needs. However, any development on this site is likely to be 
accompanied by associated infrastructure, which could lead to benefits for the local economy, including employment land to the west.  
 
There may be opportunities to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable and 
low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
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renewable energy and low-
carbon sources of energy? 

considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

The small nature of the site is less likely to support a mixed-use development. Development would be able to locate housing or employment land in close proximity to 
existing employment land. This would help to reduce the need to travel to work, but efforts should be made to enhance linkages with the City Centre through all sustainable 
modes where possible.   
 

Assessment outcome (on balance): neutral effect 

Summary of SA Objective 12 

• The site is small and has reasonable connectivity to the City Centre.  

• Benefits from access to A36 and close proximity to existing employment.  

• Small nature of the site limits the extent of employment needs that it would be able to meet. Furthermore, means that the site is unlikely to support mixed-use development.  

• The topography of the site suggests that it would be unsuitable for housing or employment development.  

• Overall, a neutral effect is likely. 

 
 

Salisbury Site Number and SHELAA ref(s): Site 5 (SHELAA site S189) 
Site size: 1.6 ha   Site capacity: approximate range 40 - 56 dwellings 
Site description: A small site adjacent to the A36 with open countryside to the south. Part of the site is previously developed and used primarily for storage of vehicles. The greenfield part of the site is 
not in agricultural use.  

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 
 

The site currently comprises grassland, brownfield land and two priority habitat types, lowland fen and wet woodland, which have been subject to tipping in recent years, 
possibly for land raising purposes. The habitat on this site is severely degraded by recent unauthorised tipping and inappropriate management. The site should be surveyed 
before being allocated to confirm the extent and value of current biodiversity habitats present, assess how realistic it would be to try to retain them and determine how to 
apply the biodiversity metric to the site. 

The site lies adjacent to Petersfinger Farm Meadows CWS and close to Clarendon Grange Meadows CWS which both comprise neutral grassland in the floodplain. There is 
no formal public access to either site. 

A variety of wildlife may use the site including reptiles, breeding birds and bats. Surveys will be required but none of these are likely to significantly constrain development. 

Scope for mitigation 

A modest buffer of 5m of native planting should be applied to the southern boundary of the site and secured by condition. 

It should be assumed that both mitigation and biodiversity net gain will need to be secured off-site through developer contributions to a Council-led scheme. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. Mitigation strategy required for River Avon SAC (Phosphate) and New Forest 
SPA (recreational pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be reviewed in light of latest monitoring.   

The site does not present a risk to any European sites, or SSSI’s through the effects of increased recreational pressure due to the lack of recreational opportunities locally.  
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3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). There are no LGS within or in close proximity to this site. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

Buffer zones could be incorporated into Green Infrastructure for the site as a whole, as long as habitat connectivity for great crested newts, birds, bats and other small 
mammals is maintained throughout the wider local landscape.   
A minimum of 10% net gain for biodiversity should be required within individual sites and overall design should help ensure that habitat creation provides connectivity to 
adjacent or nearby habitat areas.   

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 1 

• The site currently comprises grassland, brownfield land and two priority habitat types, lowland fen and wet woodland, which have been subject to tipping in recent years 

• The habitat on this site is severely degraded 

• A variety of wildlife may use the site including reptiles, breeding birds and bats. Surveys will be required but none of these are likely to significantly constrain development. 

• The site does not present a risk to any European sites, or SSSI’s through the effects of increased recreational pressure due to the lack of recreational opportunities locally.  

• It should be assumed that both mitigation and biodiversity net gain will need to be secured off-site. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

Given the site’s location separate from the Salisbury urban area in an area of open countryside, it is not considered that density of development could be maximised here. 

2. Maximise the reuse of 
Previously Developed Land? 

This small site is partly greenfield and partly PDL with a large area of hardstanding used mainly for vehicle and other storage. It may be possible to locate any new 
development on this PDL to maximise opportunities for efficient use of land. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

Given that part of this site is PDL with a large area of hardstanding used mainly for vehicle and other storage, it is possible that some contamination may exist. There is also 
an ex chemical works shown as being on this site. Although low risk, impacts would need to be assessed and mitigated against as necessary. Further assessment is 
required.  
 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

The greenfield part of this site is very small. Any loss of BMV agricultural land would be negligible. 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is located within a Mineral Safeguarding Area (Sand and Gravel Salisbury Avon). The potential impact is likely to be negligible as this is a very small site. 
Development is likely to result in some sterilisation of the potential resource, but constraints could be overcome through mitigation (such as extraction of mineral prior to 

development). 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 

This is a small site and there are likely to be less opportunities for incorporating sustainable waste management facilities and integrated recycling infrastructure than for a 
larger site. The Salisbury Household Recycling Centre is located at Churchfields Industrial Estate which is not in close proximity to this site. 
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reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): neutral effect 

Summary of SA Objective 2 

• Small site, much of which is PDL, so development could maximise the use of PDL. 

• The greenfield part of this site is very small – any loss of BMV agricultural land would be negligible. 

• Unlikely that development of this site could maximise the efficient use of land, given its location away from Salisbury urban area in open countryside. 

• Given that the large area of hardstanding is used for vehicle and other storage, it is possible that some contamination may exist. Further assessment would be required.  

• Site is located within a designated Mineral Safeguarding Area, but potential impact would be negligible. 

• Overall, neutral effects are considered likely against this objective.  

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones or Drinking Water Safeguard Zones. It is covered by a Drinking Water Protected Area. Drinking Water Protected 
Areas (Surface Water) are, within the Water Framework Directive, where raw water is abstracted from rivers and reservoirs. Raw water needs to be protected to ensure that 
it is not polluted which could lead to additional purification treatment. To do this water companies and the Environment Agency identify raw water sources that are ‘at risk’ of 
deterioration which would result in the need for additional treatment. These zones are areas where the land use is causing pollution of the raw water. Action is targeted in 
these zones to address pollution so that extra treatment of raw water can be avoided. Therefore, some consultation with the Environment Agency may still be required.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water 
flooding from impermeable surfaces.  As this site covers a Source Protection Zone, the extent to which Sustainable Drainage systems can be used may be affected. 
The River Avon Special Area of Conservation (SAC) runs through the Salisbury area. Provisions will need to be made to ensure there are no negative downstream impacts. 
According to the River Avon SAC planning forum, where proposals have the potential to affect the SAC, early discussions with the Local Planning Authority, (who may also 
consult Natural England and the Environment Agency) are essential before proposals are finalised. For developments which could have water supply and sewage disposal 
implications, water companies should also be consulted. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Salisbury. According to Wessex Water, growth investment is planned for the Salisbury STW during AMP7 (2020-2025). Therefore, it is thought that the STW will be able to 
support the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount).  
It is very probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to 
suggest that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 3 

• The site is covered by a Drinking Water Protected Area which are where raw water is abstracted from rivers and reservoirs.  

• The site does not cover a Source protected Zone or a Drinking Water Safeguard Zone.  
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• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency would be required to determine the likely effects of development 

• According to Wessex Water, it is thought that the STW that serves Salisbury is expecting growth investment during AMP 7 (2020-2025). It is thought that the STW will be able to support the increased 
capacity planned for in the current strategy. 

• Provisions will need to be made to ensure there are no negative downstream impacts to the River Avon SAC.  

• Where proposals have the potential to affect the SAC, early discussions would be required with the Local Planning Authority and potentially other stakeholders.   

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 
Although this may be inhibited at this site due to the Drinking Water Protected Area.  

• Overall, given the increased demand on water resources, and the location of the Drinking Water Protected Area, moderate adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases.    
Noise from A36 and railway line will need to be assessed although likely to be easier to mitigate as all are on the northern side of the site. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Salisbury has three Air Quality Management Areas (AQMAs) in respect of the nitrogen dioxide annual mean objective. Exceedances exist on A36, A30 and at several 
hotspots in the city centre. Significant traffic management measures are needed to remove levels of traffic from the A36 in particular. If site allocations are made in the LPR, 
CIL/S106 contributions will be required to enable the council to take actions to enable the revocation of the AQMAs. 
 
There is a risk of creating exposure to poor air quality due to proximity of the A36. An air quality assessment will be required showing likely cumulative effects of this 
development on relevant receptors in the three AQMAs and those within the development adjacent to the A36. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, noise from the A36 and railway line will need to be assessed further and an air quality assessment will be required showing likely cumulative 
effects of this development on relevant receptors in the three AQMAs and those within the development adjacent to the A36 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 4 

• Noise from A36 and railway line will need to be assessed although likely to be easier to mitigate as all are on the northern side of the site. 

• There is a risk of creating exposure to poor air quality due to proximity of the A36. An air quality assessment will be required showing likely cumulative effects of this development on relevant receptors 
in the three AQMAs and those within the development adjacent to the A36.  

• Overall, significant impacts are not likely - minor adverse effects therefore likely against this objective. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 

As this is a small site, it is thought that far fewer emissions would be produced during the construction and occupation of the site. Mitigation measures can still be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
delivering sustainable transport. 
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including low carbon 
community infrastructure 
such as district heating? 
 

It would be possible for a development of this scale to include renewable energy generation; however, this would mainly be within buildings rather than areas of open space. 
Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

The whole site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is 
the River Avon which runs in a west-east direction, approximately 300 m to the south of the site. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

The site is not considered vulnerable to surface water flooding. There is a low risk to 95% of the site associated with groundwater levels that are between 0.5 and 5 m below 
the ground surface. Groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations 
will be required. Cumulative impacts have been scored low. The site will require a Flood Risk Assessment to ensure there is no flood risk to site and that development of this 
site won’t exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is a small site, there may not be much provision for large areas of open space, however there will be less greenfield land lost. Enough land would need to be set 
aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or bettering 
current greenfield infiltration rates. However, some commonly used sustainable drainage techniques will not be able to be used across some of the site due to high 
groundwater levels. Areas currently at risk of fluvial flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green 
Infrastructure.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The whole of this site is in Flood Zone 1.  

• Flood risk could be exacerbated by climate change. Although development could avoid risk, it may worsen the risk elsewhere. 

• There is a low risk associated with high groundwater level across 95% of the site. Groundwater investigations would be required to ensure the risk could be mitigated.  

• It would be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change. 
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• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is thought that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. However, given that there is a risk associated with high groundwater levels and pluvial flood risk, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 
 

As this is a small site, there may be less open space available for opportunities to support energy generation from renewable and low carbon sources. There may still be 
opportunities for renewable energy generation on a smaller scale, for example, solar panels on roofs. As there will be fewer homes on this site, demand will be lower. To help 
to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from 
developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas and options for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

As this is a smaller site, there would be less demand on the current infrastructure. At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, 
according to the Swindon and Wiltshire Local Energy Strategy (2018). Currently, the substations in Salisbury are unconstrained in relation to generation availability and it is 
considered that they could support increased demand brought on by new development.  
It is not known how the site will be brought forward - if the site was able to support its own renewable energy then the site would be less likely to depend on the grid, however 
it is considered that this site may struggle to allocate much open space for renewables.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size would enable less economic and employment opportunities in sustainable green technologies. There may be parts of the site that could 
be suitable for renewable and low carbon energy sources and supporting infrastructure however it is thought that most of the site will be used for development to improve 
viability. With less renewable energy generation on site there are fewer possibilities for development to draw its energy supply from decentralised, renewable or low carbon 
energy supply systems onsite and for co-locating potential heat customers and suppliers. However, being a smaller site, there will be a lower energy demand.  

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?    

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
 

Summary of SA Objective 6 

• It is thought that a site of this size would not support large-scale renewable energy generation or create economic and employment opportunities in sustainable green technologies as there is limited 
space available. It would still be possible to generate renewable energy on a smaller scale. 

• There will need to be a positive strategy for energy from renewable sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• As this is a smaller site, energy demand will be less. However, it is thought that there may be less opportunity for large-scale renewable energy production, so the site will likely still depend on the 
existing grid.  
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• It is thought that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this.   

• Overall, given that this is a smaller site, energy demand will be less than that of a larger site. However, there may be less opportunity for large-scale renewable energy opportunities. Nevertheless, 
there may still be opportunities for small scale renewable energy generation, therefore minor positive effects are considered likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

There are no designated historic assets within the site or in close proximity, therefore development would have very little impact on the built historic environment.   
There is evidence of low value archaeological features on the site, Iron age pottery and possible Saxon parish boundary.   
The site is within the 100m buffer of the extant settlement Petersfinger.  
Following further investigation, mitigation strategy could include preservation by record where preservation in situ is not required. the potential for significant adverse 
archaeological effects is low.  
The eastern half of the site comprises part of a wider network of strong continuity, where landscape character has remained stable since the late C19 as 
the Britford Water meadows. Further research is likely required into the survival of the small portion of water meadows on the site and its contribution to 
the remaining wider network of Britford Water Meadows. Mitigation strategy could include avoidance of areas of highly sensitive surviving historic 
landscape character, such as the Britford Water Meadows in the eastern area of the site. However, the potential for significant adverse historic landscape 
effects is low.  
 
 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high-
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

There are no designated historic assets within the site or in close proximity, therefore development would have very little impact on the built historic environment.  However, 
any development should be well designed to maintain and enhance the character and distinctiveness of the area.   

 

Assessment outcome (on balance): neutral effect 

Summary of SA Objective 7 

• There are no designated historic assets within the site or in close proximity, therefore development would have very little impact on the built historic environment.   

• Any development should be well designed to maintain and enhance the character and distinctiveness of the area.   

• The potential for significant adverse archaeological effects is low. 

• The eastern half of the site comprises part of a wider network of strong continuity, where landscape character has remained stable since the late C19 as the Britford Water meadows. Further research 
is likely required into the survival of the small portion of water meadows on the site and its contribution to the remaining wider network of Britford Water Meadows. However, the potential for significant 
adverse historic landscape effects is low. 

• Overall, neutral effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 

Cranborne Chase AONB is approximately 3km to the southwest of the site and the New Forest National Park is approximately 9km to the southeast. No significant effects 
are considered likely on these designations. 
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designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high-
quality, inclusive design of 
buildings and the public 
realm? 
 

The site lies to the east of Salisbury, within the dispersed village of Petersfinger, along the A36. It is on low-lying, flat land that forms part of the valley floor to the River Avon. 
Water meadows extend to the south of the site and through the river valley. Landform rises to the north and northeast of the site to Ashley Hill and Kings Manor Hill. The site 
comprises of two small fields and land currently in use as a storage facility.   
The site is within an undesignated landscape. It is an indistinctive site with limited sense of place. The landscape is in generally poor to moderate to poor condition with some 
parts in decline, and there is limited scenic value attributed to the site. 
Overall, it is considered that the site is of generally low landscape sensitivity to housing development, considering its existing land use and has some contribution to the small 
scale, wooded landscape in the river valley. The site has generally high capacity to accommodate housing development.    
Potential significant adverse effects 

• Potential for development to alter the rural, dispersed settlement pattern; 
• Potential loss of hedgerows and trees that form part of the wooded valley landscape. 
Scope for mitigation 

• Avoid high density and tall development that would not be in keeping with the rural settlement pattern and would break the wooded skyline; 
• Retain and enhance hedgerows and trees as part of a mature landscape framework as part of an integrated settlement edge within the wooded, valley floor landscape. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site. However, there is potential for the creation of public open space and pedestrian linkages should the site be 
developed.   

Assessment outcome (on balance): neutral effect 

Summary of SA Objective 8 

• Cranborne Chase AONB is approximately 3km to the southwest of the site and the New Forest National Park is approximately 9km to the southeast. No significant effects are considered likely on 
these designations. 

• The site is within an undesignated landscape. It is an indistinctive site with limited sense of place.  

• The landscape is in generally poor to moderate to poor condition with some parts in decline, and there is limited scenic value attributed to the site. 

• It is considered that the site is of generally low landscape sensitivity to housing development, considering its existing land use and has some contribution to the small scale, wooded landscape in the 
river valley. The site has generally high capacity to accommodate housing development.    

• Overall, neutral effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Salisbury affordability ratio is 5.02. This is higher than the Wiltshire average of 
4.76. The record of delivery of homes in the City has been exceeding delivery expectations in more recent years, although overall delivery of housing at Salisbury has been 
below WCS planned rates. Affordable housing delivery has struggled to achieve target rates of 40%.  
This site could deliver up to approximately 55 new homes and it is expected that a proportion of affordable homes will be sought as part of any housing development. The 
size of this site could be an impediment to the delivery of affordable housing on this individual site. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 

The site is on generally level ground but size of site limits potential for provision of a wide range of house types and sizes. Nonetheless, small or large sites are capable of 
being able to support a mix of house types and sizes, but the number of high-quality, sustainable homes of different types and tenures is not likely to be significant. Benefits 
arising from this site though the provision of a wide range of house types, sizes and tenures to meet the housing needs of a wide cross-section of the community are not 
likely. 
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all sectors of the 
community? 

Assessment outcome (on balance): Minor positive effect 

Summary of SA Objective 9 

• This site could deliver a proportion of affordable housing as part of any housing development, but it is unlikely that this would be a substantial level.  

• The size of the site limits the potential for housing development. Nonetheless, the site would be capable of supporting some housing development with social and economic benefits.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, a minor positive effect is likely for Objective 9. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

The Indices of Multiple Deprivation (IMD) 2019 identify this site as being situated in a less deprived area. The development of this site would not therefore lead to new homes 
and jobs in a more deprived area.  
The site could deliver up to circa 55 homes and deliver some affordable housing as part of a scheme.  
Overall, there would be social and economic benefits for the Salisbury area through housing provision, short-term construction jobs and an increased local workforce. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Salisbury City Centre is situated approximately 1.7km to the north-west of this site. This site has some connectivity through sustainable transport modes. Opportunities 
should be taken to promote sustainable transport as part of development on this site, including enhancing cycling and bus services where possible. A site of this size is less 
likely to support onsite amenity greenspace, but opportunities to create linkages to existing GI assets offsite, including Petersfinger Farm Meadows CWS and Clarendon 
Grange Meadows CWS, or create ones within the development should be taken to ensure social benefits, such as improved health and wellbeing associated with these 
spaces. 
Development at this site could generate the need for 5-7 early years places, 12-25 primary school places and 9-12 additional secondary places. An existing surplus of early 
years places in south-east Salisbury could meet needs arising from this site, financial contributions would be required towards expansion of current provision if the existing 
surplus of places wasn’t sufficient. There is a surplus of places at St Martin’s Primary School, which could accommodate needs arising from this site. The School’s site is 
large enough to facilitate an expansion if this was necessary, financial contributions would also be required. In meeting secondary level needs, the site is within the 
Laverstock campus schools catchment. There is concern whether this site would be able to support an expansion. Financial contribution could be sought to provide 
additional places at Sarum Academy along with the provision of a safe walking route from the site to the school campus would be required.  
This site has some accessibility to existing healthcare provision and is positioned approx. 1.7km from Three Chequers Medical Practice. GP provision in Salisbury was 
forecast as being subject to a positive capacity gap by 2026, due to increased provision at Salisbury Medical Practice. There is a planned extension to the hospital. Individual 
surgeries are facing shortfalls, with the Wilton branch surgery closing in Aug 2020. Expanded services are to be offered by Porton and Winterslow branch surgeries following 
this. As a result, while there may be some negative effects on the capacity of individual surgeries, the location of development is not considered to affect the delivery of 
health services in the City. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, 
Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The small scale of this site suggests that development would be less capable of delivering formal and informal public space and community uses onsite. Financial 
contributions towards the expansion and improvement of existing local community facilities should be sought where appropriate.  
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4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Salisbury would be unlikely to make much of a contribution to the reduction of rural social isolation. However, some benefits may be apparent 
through the provision of affordable housing on this site, which could benefit people living in rural areas who cannot afford rural house prices. Further benefits may be 
apparent as the results of expanding or improving the existing public transport network.    
 

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 10 

• Development at this site would not be directing new homes in a location subject to higher levels of deprivation.  

• Site is likely to be able to provide some affordable homes as part of a small housing development on this site. 

• There is some accessibility from this site to the City Centre, and opportunities to improve sustainable transport modes should be pursued.   

• Less capable of onsite amenity greenspace, but opportunities to create linkages to existing GI assets should be taken.   

• Early years, primary and secondary schooling provision could be met by surplus in existing facilities and if additional places were required financial contributions could be sought for offsite provision. 
Accessibility issues in relation to secondary provision would need to be overcome, in addition.  

• Accessibility to existing health provision would need to be improved and financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could go some way to helping support local services and facilities but would be unlikely to be of a scale that would require onsite provision of community facilities. Contributions for offsite 
provision should be sought where appropriate.  

• Overall, a minor positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

A mixed-use development on this site is not likely given its size. 
The site is served by the A36 which forms part of the Strategic Road Network, managed by Highways England. There are very heavy congestion and flows on the A36. Any 
access delivery on this road would need to accord with Design Manual for Roads and Bridges and directly reflect upon the traffic flows along the main carriageway. Such 
design requirements (which Wiltshire Local Highway Authority support), would not be cost effective for the number of dwellings proposed. 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

In order to accommodate the heavy A36 through traffic and facilitate right turners out of this site, a large roundabout or signalised junction would be required to 
accommodate both queue capacity and/or facilitate gap acceptance for right turning. Such a junction would need to conform to high design standards and would prove very 

costly and significantly impact upon the economic viability of the site. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

This site has inadequate and unattractive walking and cycling infrastructure and no public transport provisions. 

Pedestrian/Cycle: There exists a continuous footway on the nearside of the road, however the heavy traffic flows result in this route being highly unattractive, especially 

where the footway narrows below 2m. There is no cycleway infrastructure and cyclists would be advised to use the A36 carriageway, especially on the approach to a dualled 

section. 

Bus: Bus stop infrastructure is not shown on the ground. The delivery of sufficient bus stops would also be considered difficult, as the provision of in-line bays (within 

carriageway) would add to already significant congestion and thus environmental factors and off-line bays (within lay-by’s) would prejudice journey time reliability. 

Irrespective of potential frequency of buses into Salisbury, the delivery of necessary infrastructure is significantly compromised and may not be considered financially viable 

for a site of this size.  
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Rail: The Rail Station is more than 3.5km from site and thus greater than a maximum walking commute. Between the site and the Rail Station is the A36 which is considered 

unattractive and possibly dangerous to cycle along and there is also a lack of local bus service provision. The Rail Station is therefore considered inaccessible by any mode 

other than the car and hence the likelihood of increasing rail patronage is considered highly unlikely. 

Service Vehicles: Service vehicle access to and from the A36 for the proposed number of houses is considered unlikely. 

Assessment outcome (on balance): major (significant) adverse effect 

Summary of SA Objective 11 

• The site is served by the A36 which forms part of the Strategic Road Network. 

• Any access delivery on this road would therefore need to accord with Design Manual for Roads and Bridges and would not be cost effective for the number of dwellings proposed. 

• In order to accommodate the heavy A36 through traffic and facilitate right turners out of this site, a large roundabout or signalised junction would be required to accommodate both queue capacity 
and/or facilitate gap acceptance for right turning. Such a junction would significantly impact upon the economic viability of the site. 

• Service vehicle access to and from the A36 for the proposed number of houses is considered unlikely. 

• Pedestrian/Cycle: this site has inadequate and unattractive walking and cycling infrastructure and no public transport provisions. 

• Bus: the delivery of necessary bus infrastructure is significantly compromised and may not be considered financially viable for a site of this size. 

• Rail: The rail station is considered inaccessible by any mode other than the car and hence the likelihood of increasing rail patronage is considered highly unlikely. 

• Overall, given the issues noted above, major adverse effects are considered likely against this objective with mitigation unlikely to be achieved. It is recommended that this site is not considered 
further. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

Salisbury City Centre is situated approximately 1.7km to the north-west of this site. This site has some connectivity through sustainable transport modes. Opportunities 
should be taken to promote sustainable transport as part of development on this site, including enhancing cycling and bus services where possible. The site is likely to be 
able to provide some support to the city centre, but the extent of these positive effects are likely to be limited due to the size of the site.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

Southampton Road Retail Park and Principal Employment Area, and Bourne Retail Park are situated approx. 0.5 km from the site to the west. The site benefits from access 
to the A36 but is small in size. There is some potential for this site to supply employment land meeting a range of needs. Due to the size of the site the extent of the needs 
that it would be able to meet is likely to be limited. 

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This is a small site and the ability of the site in meeting a range of economic needs is constrained by this. Any development on this site is likely to be accompanied by 
associated infrastructure, which could lead to benefits for the local economy, including employment land to the west.  
 
There may be opportunities to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable and 
low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 

The small nature of the site is less likely to support a mixed-use development. Development would be able to locate housing or employment land in close proximity to 
existing employment land. This would help to reduce the need to travel to work, but efforts should be made to enhance linkages with the City Centre through all sustainable 
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help reduce travel to work 
distances? 

modes where possible. Existing land uses are unclear, but it could be possible that development at this site could lead to the loss of existing employment land, including B8 
storage uses.   

 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 12 

• The site is small and has reasonable connectivity to the City Centre.  

• Benefits from access to A36.  

• Small nature of the site limits the extent of employment needs that it would be able to meet. Furthermore, means that the site is unlikely to support mixed-use development.  

• Potential for the site to lead to the loss of employment land.  

• Overall, a minor adverse effect is likely. 

 

Salisbury Site Number and SHELAA ref(s): Site 6 (SHELAA site S159) 
Site size: 13.53 ha   Site capacity: approximate range 338 - 474 dwellings 
Site description: A large site in arable use, adjacent to the A338 Downton Road, watermeadows to the north, residential areas to the west and Britford to the east. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 
 

The site currently comprises arable land and has hedgerows on all four sides. There is potential for bats, particularly along the hedgerow on the north side of the site as this 
has frequent mature trees. Other hedgerows are well cut back.  
Other wildlife which may use the site may include badgers and breeding birds. Surveys will be required but none of these are likely to significantly constrain development. 
Scope for mitigation 
A wide buffer is recommended along the northern boundary of minimum 50m. This will serve to enhance what is likely to be the best habitat boundary on the site, buffer the 
SSSI and reinforce and enhance habitat outside the site which forms part of the wider River Avon corridor.  
The Council needs to decide how to assess and mitigate the effects of recreational pressure from this and other developments in south Salisbury on Lime Kiln Way and 
Harnham Slope CWSs, whether it is possible for developers to be able to provide adequate mitigation on site and if not to develop a scheme where contributions are sought 
for an off-site SANG. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  
 

The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. 
Mitigation strategy required for River Avon SAC (Phosphate) and New Forest SPA (recreational pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be 
reviewed in light of latest monitoring. 
The site lies 50m south of the River Avon SAC and the East Harnham Meadows SSSI. There is no formal public access onto the SSSI and it appears to be well screened 
from an adjacent footpath so access by dogwalkers should be minimal. 
Lime Kiln Chalk CWS, a publicly accessible grassland site owned by Salisbury City Council, lies within 700m on public rights of way. One other CWS would be vulnerable to 
increased recreational pressure, Harnham Slope which is 1-2km away with street parking available close by. 
While the ecological value of the site itself is low, the location of the development has implications for designated sites. In particular, there will be a need to protect, maintain 

and enhance sensitive habitats to the north (SSSI and SAC) and offset in-combination effects of recreational pressure on the two local CWSs. 
3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). There are no LGS within or in close proximity to this site.  
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4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

In accordance with local plan policy and planning guidance, the development of the site would be capable of delivering multifunctional Green Infrastructure that will protect 
and enhance existing biodiversity features and species and allow for biodiversity gain. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 1 

• The site currently comprises arable land and has hedgerows on all four sides.  

• There is potential for bats, particularly along the hedgerow on the north side of the site as this has frequent mature trees. Other hedgerows are well cut back.  

• Other wildlife may use the site - surveys will be required but none of these are likely to significantly constrain development. 

• Lime Kiln Chalk CWS, a publicly accessible grassland site owned by Salisbury City Council, lies within 700m on public rights of way. One other CWS would be vulnerable to increased recreational 
pressure, Harnham Slope which is 1-2km away with street parking available close by. 

• The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. 

• A wide buffer is recommended along the northern boundary of minimum 50m. This will serve to enhance what is likely to be the best habitat boundary on the site, buffer the SSSI and reinforce and 
enhance habitat outside the site which forms part of the wider River Avon corridor.  

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

It is considered that development of the site could deliver appropriate densities in line with local planning policy and available evidence. Development density will be 
influenced by the size of the site and landscape mitigation required due to the site’s proximity to Britford Conservation Area, river valley and open countryside in the east and 
north of the site. 

2. Maximise the reuse of 
Previously Developed Land? 

This site consists entirely of agricultural arable fields and therefore there are no opportunities to maximise the reuse of PDL. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is located on greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. Based on available 
evidence, it is considered unlikely that remediation measures would be required in order to facilitate development. If subsequent evidence becomes available which suggests 
that there may be land contamination, an assessment would be required as part of any future planning application to establish a remediation and mitigation strategy. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this site consisting of mainly Grades 2 and 3 BMV although there is no differentiation between Grades 3a and 3b. Further assessment will be required. 
Development of this site would need to try to reduce loss of BMV agricultural land. However, given the size of the site, there will not be significant loss of BMV.  

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is located within a Mineral Safeguarding Area (Sand and Gravel Salisbury Avon) and the potential impact will be of medium significance. Development is likely to 
result in some sterilisation of the potential resource. Constraints could be overcome through mitigation (such as extraction of mineral prior to development). 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 

This is a reasonably large site and there are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be 
incorporated successfully into the layout and design of development. The Salisbury Household Recycling Centre is located at Churchfields Industrial Estate which is not in 
close proximity to this site. 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 
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through integrated recycling 
infrastructure? 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 2 

• It is considered that development of the site could deliver appropriate densities, dependant on any landscape mitigation required. 

• There is no opportunity to maximise use of PDL as the entire site is agricultural land – and evidence shows this site consisting of mainly Grades 2 and 3 BMV land. 

• The site is located within a Mineral Safeguarding Area (Sand and Gravel Salisbury Avon) and the potential impact will be of medium significance. 

• Overall, due to the higher grade of agricultural land present and location within a Mineral Safeguarding Area, effects are considered likely to be moderate adverse against this objective.  

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones or Drinking Water Safeguard Zones. It is covered by a Drinking Water Protected Area. Drinking Water Protected 
Areas (Surface Water) are, within the Water Framework Directive, where raw water is abstracted from rivers and reservoirs. Raw water needs to be protected to ensure that 
it is not polluted which could lead to additional purification treatment. To do this water companies and the Environment Agency identify raw water sources that are ‘at risk’ of 
deterioration which would result in the need for additional treatment. These zones are areas where the land use is causing pollution of the raw water. Action is targeted in 
these zones to address pollution so that extra treatment of raw water can be avoided. Therefore, some consultation with the Environment Agency may still be required.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water 
flooding from impermeable surfaces.  As this site covers a Source Protection Zone, the extent to which Sustainable Drainage systems can be used may be affected. 
The River Avon Special Area of Conservation (SAC) runs through the Salisbury area. Provisions will need to be made to ensure there are no negative downstream impacts. 
According to the River Avon SAC planning forum, where proposals have the potential to affect the SAC, early discussions with the Local Planning Authority, (who may also 
consult Natural England and the Environment Agency) are essential before proposals are finalised. For developments which could have water supply and sewage disposal 
implications, water companies should also be consulted. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Salisbury. According to Wessex Water, growth investment is planned for the Salisbury STW during AMP7 (2020-2025). Therefore, it is thought that the STW will be able to 
support the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount).  
It is very probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to 
suggest that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 3 

• The site is covered by a Drinking Water Protected Area which is where raw water is abstracted from rivers and reservoirs.  

• The site does not cover a Source protected Zone or a Drinking Water Safeguard Zone.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency would be required to determine the likely effects of development 
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• According to Wessex Water, it is thought that the STW that serves Salisbury is expecting growth investment during AMP 7 (2020-2025). It is thought that the STW will be able to support the increased 
capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand.  

• Provisions will need to be made to ensure there are no negative downstream impacts to the river Avon SAC.  

• Where proposals have the potential to affect the SAC, early discussions would be required with the Local Planning Authority and potentially other stakeholders.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 
Although this may be inhibited at this site due to the Drinking Water Protected Area.  

• Overall, given the increased demand on water resources, and the location of the Drinking Water Protected Area, moderate adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

Development of this large site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases.   
Road traffic noise will need to be assessed and mitigated against to meet levels recommended in BS8233:2014. Given the size of the site, this is unlikely to be of significant 
concern. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Salisbury has three Air Quality Management Areas (AQMAs) in respect of the nitrogen dioxide annual mean objective. Exceedances exist on A36, A30 and at several 
hotspots in the city centre. Significant traffic management measures are needed to remove levels of traffic from the A36 in particular. If site allocations are made in the LPR, 
CIL/S106 contributions will be required to enable the council to take actions to enable the revocation of the AQMAs. 
 
This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network 
capacity and the effects this will have on air quality on Downton Road, and in particular on Harnham Road. The cumulative effects of proposed development on Harnham 
Road, Downton Road and existing AQMAs needs to be modelled and assessed.  

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 4 

• Road traffic noise will need to be assessed and mitigated but, given the size of the site, this is unlikely to be a significant concern. 

• This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. 

• A wider view is required of network capacity – cumulative effects of proposed development on Harnham Road, Downton Road and existing AQMAs needs to be modelled and assessed.   

• Overall, given the size of the site and current situation with road network capacity and congestion in Salisbury, and this site connecting with the Harnham Gyratory, moderate adverse effects are 
considered likely. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 

A site of this size has the potential to produce greenhouse gases through the construction and occupation of the development. However, mitigation measures can be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
delivering sustainable transport.  
It may be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space. Low carbon community 
infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
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community infrastructure 
such as district heating? 
 

To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

The whole site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is a 

distributary of the River Avon which runs in a west-east direction, approximately 75 m to the north of the site. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

The site is not considered vulnerable to surface water flooding. There is a low risk to 82% of the site associated with groundwater levels that are between 0.5 and 5 m below 
the ground surface. Groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations 
will be required. Cumulative impacts have been scored low. The site will require a Flood Risk Assessment to ensure there is no flood risk to site and that development of this 

site won’t exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The size of this site will allow for the provision of areas of open space, but much of what is currently greenfield agricultural land will be developed. Enough land would need to 
be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or 
bettering current greenfield infiltration rates. Minimal impact from groundwater levels allows for increased opportunity to use SUDs features. Areas currently at risk of fluvial 

flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The whole of this site is in Flood Zone 1.  

• Flood risk could be exacerbated by climate change. Although development could avoid risk, it may worsen the risk elsewhere. 

• There is a low risk associated with high groundwater level across 82% of the site. Groundwater investigations would be required to ensure the risk could be mitigated. 

• It would be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. These 
emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development that can 
reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 
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• Overall, although future development is likely to increase emissions, it is thought that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. However, given that there is some risk associated with high groundwater levels and the potential for the development to worsen flood risk elsewhere, minor adverse 
effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is one of the larger sites in Salisbury and so presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the 
use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential 
heat customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

This is one of the larger sites in Salisbury, meaning energy demand will be higher. Further evidence would be required to understand whether investment in the grid would be 
required for a site of this size in Salisbury which may entail significant costs. However, according to the Swindon and Wiltshire Local Energy Strategy (2018), at present the 
bulk supply points (BSP) in Wiltshire are within their capacity limits. 
Currently, the substations in Salisbury are also unconstrained in relation to generation availability and it is considered that they could support increased generation capacity.  
It is unknown how the site would be bought forward therefore further evidence would be required to understand whether investment in the grid would be required for a site of 
this size in Salisbury. If the site was able to support its own renewable energy then the site would be less likely to depend on the grid.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable some economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?        

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Moderate (significant) positive effect  
 

Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create some 
economic and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is thought that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this. 

• If the site were to be bought forward with its own self-supporting network using renewable energy generation, the site may not need to depend on the grid.  

• Overall, given the opportunity for future renewable energy generation, but considering the increase in demand this development would create, moderate positive effects are considered likely against 
this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 



124 
 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

Development of the site would impact on the Salisbury Conservation Area, Britford Conservation Area, as well as impact upon the setting of Grade II Listed Bridge 
Farmhouse and farm buildings in Britford.  The site would impact on the rural setting of both conservation areas and approaches to medieval city. Noted as within a 'strategic 
approach view' within CA Appraisal. Further assessment of level of impact required. Site would contribute to erosion of separate identity of Britford. 
Bridge Farm is a substantial historic farmstead which has a fundamental relationship with its surrounding hinterland. Modest level of development at western side of site 
could provide opportunity for mitigation/enhancement via softening harsh edge of existing development. However, although not involving direct and clear 'substantial harm', 
the public benefit of significant development which spreads across the entirety of the site appears highly unlikely to be such that it can outweigh the harm to the designated 
asset. Constraints are likely to significantly reduce capacity of site. 
There is no evidence of archaeological features on the site, however the site is within the 100m buffer of Iron age inhumation cemetery bordering the southern buffer area 
and early bronze age graves, four inhumations and barrow excavated in 2013 in the southern buffer, both of these are highly valued. Following further investigation, 
mitigation strategy could include preservation by record where preservation in situ is not required.  
The historic Landscape of the site is not considered to be highly sensitive. However, opportunities to enhance the understanding and setting of the adjacent Britford Water 
meadows could be incorporated into future development.   

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high-
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

Development of the site would impact on Salisbury Conservation Area, Britford Conservation Area, as well as impact upon the setting of Grade II Listed Bridge Farmhouse 
and farm buildings in Britford.  The site would impact on rural setting of both conservation areas and approaches to medieval city. Noted as within a 'strategic approach view' 
within CA Appraisal. Further assessment of level of impact required. Site would contribute to erosion of separate identity of Britford. Bridge Farm is a substantial historic 
farmstead which has a fundamental relationship with its surrounding hinterland. Mitigation likely to be difficult.  Modest level of development at western side of site could 
provide opportunity for mitigation/enhancement via softening harsh edge of existing development. However, although not involving direct and clear 'substantial harm', the 
public benefit of significant development which spreads across the entirety of the site appears highly unlikely to be such that it can outweigh the harm to the designated 

asset. Constraints are likely to significantly reduce capacity of site. 

 

Assessment outcome (on balance): moderate adverse effects 

Summary of SA Objective 7 

• Site would impact on rural setting of both conservation areas and approaches to medieval city. Noted as within a 'strategic approach view' within CA Appraisal.  

• Further assessment of level of impact required. 

• Modest level of development at western side of site could provide opportunity for mitigation/enhancement via softening harsh edge of existing development. 

• There is no evidence of archaeological features on the site and the potential for significant adverse archaeological effects is low. 

• The potential for significant adverse historic landscape effects is very low. 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

Cranborne Chase AONB is approximately 2km to the southwest of this site and the New Forest National Park is approximately 8.5km to the southeast. No significant effects 
are considered likely on these designations.  
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high-

The site is on gently sloping landform, that slopes down from approximately 65m AOD at the A338 on the south of the site to approximately 45m AOD in the River Avon 
water meadows to the north of the site. The site comprises of a large arable field, adjoining the small-scale, pastoral, water meadows landscape that extends east and west 
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quality, inclusive design of 
buildings and the public 
realm? 
 

along the River Avon to the north of the site. There is a public byway along the north boundary of the site, linking between Lower Road and Britford Lane along the valley 
floor.   
The site contributes to a sense of separation between the suburban edge of Salisbury and the rural, low-density, linear village of Britford to the east. It forms part of the river 
valley setting and the rural approach to Salisbury from the southeast, across which there are clear views of Salisbury Cathedral.   
Overall, it is considered that the site is of generally medium landscape sensitivity to housing development, with higher sensitivity to the north and east of the site due its 
contribution to the rural approach to Salisbury and historic water meadow landscape.  The site has generally medium capacity to accommodate housing development.    
Potential significant adverse effects 

• Potential for built form to be intrusive in the rural landscape and to alter the rural settlement pattern, particularly considering Britford 
• Potential reduction of scenic quality, associated with the river corridor and water meadow features  

• Potential for built form to break the skyline and alter the approach to Salisbury in which Salisbury Cathedral is a distinctive landmark standing above the treed skyline 

• Potential loss of hedgerows and trees that provide linking features through the local landscape 
Scope for mitigation 

• Avoid development that reduces the sense of separation between Salisbury and Britford and would not be in keeping with the rural settlement scale, pattern and vernacular 
materials 

• Conserve open views towards the Cathedral and over the river valley and water meadows that contribute to the distinctive approach to Salisbury 

• Retain hedgerows and trees as part of a mature landscape framework, ensuring appropriate buffers to development and maintaining treed skylines 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site. There is a public byway along the northern boundary of the site, linking between Lower Road and Britford 
Lane along the valley floor, and this should be protected and enhanced through any development.  

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 8 

• Cranborne Chase AONB is approximately 2km to the southwest of this site and the New Forest National Park is approximately 8.5km to the southeast. No significant effects are considered likely on 
these designations.  

• The site contributes to a sense of separation between the suburban edge of Salisbury and the rural, low-density, linear village of Britford to the east.  

• It forms part of the river valley setting and the rural approach to Salisbury from the southeast, across which there are clear views of Salisbury Cathedral. 

• It is considered that the site is of generally medium landscape sensitivity to housing development, with higher sensitivity to the north and east of the site due its contribution to the rural approach to 
Salisbury and historic water meadow landscape. The site has generally medium capacity to accommodate housing development.  

• The public byway along the northern boundary of the site should be protected and enhanced through any development.   

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Salisbury affordability ratio is 5.02. This is higher than the Wiltshire average of 
4.76. The record of delivery of homes in the City has been exceeding delivery expectations in more recent years, although overall delivery of housing at Salisbury has been 
below WCS planned rates. Affordable housing delivery has struggled to achieve target rates of 40%.  
This site could bring forward up to approx 475 new homes and a proportion of affordable homes would also be sought. There are no known constraints to the delivery of 
affordable housing on this individual site. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 

Generally level ground and a reasonably large site and has strong potential to accommodate a wide range of house types and sizes. Given the large amount of level land, 
thus large developable area, there is no known reason why development could not deliver a igh number of high-quality, sustainable homes of different types and tenures. 
The development of this site can have benefits in terms of providing a wide range of house types, sizes and tenures to meet the housing needs of a wide cross-section of the 
community. 
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all sectors of the 
community? 

Assessment outcome (on balance): Major (significant) positive effect  

Summary of SA Objective 9 

• This site is capable of bringing forward a significant proportion of affordable housing as part of any development.  

• The size of the site means that it could support a wide range of high-quality house types, tenures and sizes to meet different needs.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, major positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 
 

This site is positioned within a prosperous area in accordance with the IMD 2019.  High Road forms the potential access route for this site and is approx. 1.4km from the 
most deprived area in Salisbury. As a result, while development at this site would not supply housing and jobs in an area directly at risk of deprivation, it could lead to some 
social benefits through the creation of opportunities near a neighbourhood experiencing higher levels of deprivation.  
The level of affordable housing that would be required is yet to be determined, however considering the potential to deliver up to circa 450 homes of all types and tenures, it 
could deliver a good level of affordable housing and is capable of exceeding the current requirement in local policy for 40% affordable housing in meeting the needs of those 
on low incomes or who cannot afford to buy their own home.  
Overall, likely significant social and economic benefits for the area through housing provision, short-term construction jobs and a larger workforce for local businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Salisbury City Centre is situated approximately 1.2km to the north-west of this site. The site has some connectivity to the city centre, and benefits from existing public 
transport links in close proximity to the site. Development at this site should look to promote sustainable transport measures to improve accessibility to the City Centre, 
particularly in creating opportunities for walking and cycling to the City Centre. A development of this size would need to take opportunities to incorporate, and connect to 
existing, sufficient public open space and amenity greenspace, including the River Avon and nearby County Wildlife Sites to encourage mental health benefits through 
development. 
Development at this site could generate the need for 44-62 early years places, 105-147 primary school places and 74-104 additional secondary places. To meet early years 
needs a site and financial contributions would be required for a new onsite nursery. Primary provision to meet needs arising from this site could be incorporated into the 
emerging Netherhampton Road site. A new primary school onsite could be required if the school at Netherhampton Road was not able to support needs arising from this site. 
The site falls into the secondary school catchment for the Laverstock campus schools, which are at or nearing full capacity. Expansion of these schools is constrained by 
planning and highways concerns. Expansion to Sarum Academy is possible, but there would be accessibility issues from this site. S106 contributions and a safe walking 
route would be required as part of housing development at this site.  
This site has good connectivity to existing health services in Salisbury. Salisbury District Hospital is approx. 0.9km to the south-west of the site and Three chequers Surgery 
is approx.1.3km to the north west of the site. GP provision in Salisbury was forecast as being subject to a positive capacity gap by 2026, due to increased provision at 
Salisbury Medical Practice. There is a planned extension to the hospital. Individual surgeries are facing shortfalls, with the Wilton branch surgery closing in Aug 2020. 
Expanded services are to be offered by Porton and Winterslow branch surgeries following this. As a result, while there may be some negative effects on the capacity of 
individual surgeries, the location of development is not considered to affect the delivery of health services in the City. Financial contributions are to be sought to support 
increased healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The medium scale of this site suggests that development could be capable of delivering formal and informal public space onsite and there may be some opportunities for a 
mixed-use scheme on this site, which incorporates community uses. There are opportunities to improve and enhance PROW: BRIT21.  
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4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Salisbury could make only a small contribution to the reduction of rural social isolation, as positive effects are unlikely to lead to a significant 
reduction and new development will be primarily serving Salisbury. Additionally, new development could provide a good level of affordable housing for those people living in 
surrounding rural areas who cannot afford rural house prices and there could be new facilities onsite that could serve rural residents north of Salisbury. Public transport 
services will need to be extended to serve this new development and this could also benefit people in rural areas. 
 

Assessment outcome (on balance): major (significant) positive effect 

Summary of SA Objective 10 

• Development at this site would not place development directly towards the most deprived areas of Salisbury, but would be in close proximity to a more deprived area and positive social effects in the 
local area are likely as a result of development on this site.  

• Site is likely to be able to provide a significant number of affordable homes as part of a development for housing.  

• Some accessibility to the City Centre, but opportunities to enhance sustainable transport modes should be pursued.  

• Amenity greenspace could be incorporated into a scheme of this size.   

• Early years, primary and secondary schooling provision could be met new onsite provision or through financial contributions, but accessibility issues in relation to secondary provision would need to be 
overcome.  

• Accessibility to existing health provision would need to be improved and financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could go some way to helping support local services and facilities but would be unlikely to be of a scale that would require onsite provision of community facilities. Contributions for offsite 
provision should be sought where appropriate.  

• Overall, a major significant positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

This size of site is considered more than capable of incorporating mixed-uses into the design and layout. 
The site is directly opposite Britford Park and Ride and hence has good accessibility to bus service provision into Salisbury and beyond. 
This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network 
capacity and the effects this will have on air quality on Downton Road, and in particular on Harnham Road. The cumulative effects of proposed development on Harnham 
Road, Downton Road and existing AQMAs will need to be modelled and assessed. 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 
 

The site cannot achieve access onto Milton Road to the west, due to land constraints and obstruction by existing dwellings, nor onto Lower Road (for entire development) to 

the east due to narrow carriageway, poor junction and junction proximity to P&R entrance. 

Access may be delivered from the A338, but rising gradients and proximity to P&R access may prejudice this, unless the junctions were combined into a 4-arm signalised 

junction; this is feasible and may be cost effective.  

Developments over 300 dwellings should seek to achieve a secondary access arrangement and for a small number of dwellings this may be achieved from Lower Road 

providing some minor width improvements and junction design to coordinate with 4 arm signals; the primary and secondary accesses should be linked by an emergency link 

accommodating pedestrians and cyclists and suitable to accommodate fire tenders. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: The A338 has a continuous footway and for much of its length is segregated from the carriageway by a verge and is hence segregated from the 

carriageway improving its attractiveness. The city centre and Rail Station is 3-3.5km from the site and whilst too far for walking is considered accessible by cycle which is 

accommodated by necessary infrastructure for much of the route. 

Bus: The site is directly opposite Britford Park and Ride and hence has good accessibility to bus service provision into Salisbury; wider destinations are not well catered for 

direct from the site. To provide improved accessibility, any junction arrangements for the site should include controlled footway crossing provision. 
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Rail: The rail station is approximately 3.5km from the site and therefore not walkable. However, given the excellent accessibility by bus, a connected service would be likely 

to improve rail patronage. The Station may also be considered accessible by cycle, however gradients on the return journey may present a barrier. 

Service Vehicles: If an access is achievable for cars from the A338, then an access for service vehicles will be achievable. Note: as mentioned below, a secondary 

emergency vehicle access will be required for this site. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 11 

• This size of site is considered more than capable of incorporating mixed-uses into the design and layout. 

• The site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network capacity and the effects 
this will have on air quality.  

• Access may be delivered from the A338, but rising gradients and proximity to P&R access may prejudice this, unless the junctions were combined into a 4-arm signalised junction; this is feasible and 
may be cost effective.  

• Developments over 300 dwellings should seek to achieve a secondary access arrangement. 

• Pedestrian/Cycle: The A338 has a continuous footway and for much of its length is segregated from the carriageway by a verge and is hence segregated from the carriageway. The city centre and rail 
station are too far for walking but is considered accessible by cycle. 

• Bus: The site is directly opposite Britford Park and Ride and hence has good accessibility to bus service provision into Salisbury.  

• Rail: Given the excellent accessibility by bus, a connected service would be likely to improve rail patronage. The station may also be considered accessible by cycle. 

• Site specific mitigation: footway/cycleway connectivity with existing infrastructure. Access arrangement to accommodate both the site, P&R and separate emergency access. 

• Necessary strategic mitigation: delivery of the Salisbury Transport Strategy. 

• Overall, given the issues noted above, moderate adverse effects are considered likely against this objective. Mitigation is achievable. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

Salisbury City Centre is situated approximately 1.2km to the north-west of this site. The site has some connectivity to the city centre, and benefits from existing public 

transport links in close proximity to the site. The location and size of the site suggests that it could have positive effects in supporting the City Centre.  

 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

The site benefits from access to the A338 (Downton Road) in addition to reasonable connectivity to the City Centre. This suggests that the site may be attractive to higher 
skilled employment uses. The River Avon; Southampton Road Retail Park and Principal Employment Area; and Bourne Retail Park approx. 0.7km to the north of the site. 
This site may be able to meet a range of needs for different employment land.  

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 

This is a medium sized site that may be able to deliver some employment alongside housing and associated infrastructure as part of a mixed-use scheme. Alternatively, the 
site could bring forward a range of employment land in meeting different needs, alongside associated infrastructure. This is likely to have benefits for the local economy and 
for economic growth.   
 
There may be opportunities to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable and 
low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
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renewable energy and low-
carbon sources of energy? 

considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

Introducing a mixed-use development to this site may be possible, however development at the site would be capable of placing jobs and homes in close proximity. This 
would help to reduce the need to travel to work.  

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 12 

• This is a medium/large site that is reasonably connected to the City Centre and railway station.   

• Benefits from access to A338 and close proximity to existing employment development. 

• The site may be able to meet a range of employment needs and would lend itself to mixed-use development.  

• Overall, a major significant positive effect is likely. 

 

Salisbury Site Number and SHELAA ref(s): Site 7 (SHELAA site(s) 3422, OM009, 3641, 3423, 3521) 
Site size: 14.25 ha   Site capacity: approximate range 356 - 499 dwellings 
Site description: A large site located on higher ground south of the Rowbarrow residential area and WHSAP allocation, with Salisbury District Hospital to the south and Odstock Road to the west. The 
site is bounded by several public rights of way – BRIT8, BRIT16 and BRIT17. The site includes Britford P&R and Salisbury caravans site. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 
 

The site currently comprises pasture (to be confirmed), arable and hard-standing (Park and Ride). Most boundaries are marked by either hedgerows or tree belts and there is 
landscape planting around the Park and Ride.  
There is potential for bats along hedgerows/tree belts and surveys will be needed. Other wildlife which may use the site may include badgers and breeding birds. In addition, 
there are records of scarce / rare arable weeds in the area. Surveys will be required but none of these are likely to significantly constrain development. 
Scope for mitigation 
Good scope for mitigation and enhancement at this site. An essential pre-requisite for the site would be a green infrastructure scheme to integrate tree belts and hedgerows 
on this site with those on existing development at Redbarrow. Tree Belts in particular, would benefit from having a wide buffer of scrub to species rich grassland transition 
habitat.  
The Council needs to decide how to assess and mitigate the effects of recreational pressure from this and other developments in south Salisbury on Lime Kiln Way and 
Harnham Slope CWSs, whether it is possible for developers to be able to provide adequate mitigation on site and if not to develop a scheme where contributions are sought 
for an off-site SANG. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. 
Mitigation strategy required for River Avon SAC (Phosphate) and New Forest SPA (recreational pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be 
reviewed in light of latest monitoring. 
While the ecological value of the site itself is low, the location of the development has implications for designated sites. In particular, there will be a need to protect, maintain 
and enhance sensitive habitats to the north (SSSI and SAC) and offset in-combination effects of recreational pressure on the two local CWSs. The site lies about 400m south 
of the River Avon SAC and the East Harnham Meadows SSSI. There is no formal public access onto the SSSI and it appears to be well screened from an adjacent footpath 
so access by dogwalkers should be minimal. 
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Lime Kiln Chalk CWS, a publicly accessible grassland site owned by Salisbury City Council, lies immediately adjacent to the site across the Odstock Road. One other CWS 
would be vulnerable to increased recreational pressure, Harnham Slope which is 1-2km away with street parking available close by. 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). There are no LGS within or in close proximity to this site. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

Buffer zones could be incorporated into Green Infrastructure for the site as a whole, as long as habitat connectivity for great crested newts, birds, bats and other small 
mammals is maintained throughout the wider local landscape.   
A minimum of 10% net gain for biodiversity should be required within individual sites and overall design should help ensure that habitat creation provides connectivity to 
adjacent or nearby habitat areas.   

Assessment outcome (on balance): minor adverse effects 

Summary of SA Objective 1 

• The site currently comprises pasture, arable and hard-standing (Park and Ride). 

• There is potential for bats along hedgerows/tree belts and surveys will be needed. Other wildlife which may use the site may include badgers and breeding birds. In addition, there are records of 
scarce / rare arable weeds in the area. Surveys will be required but none of these are likely to significantly constrain development. 

• The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. 

• While the ecological value of the site itself is low, the location of the development has implications for designated sites. In particular, there will be a need to protect, maintain and enhance sensitive 
habitats to the north (SSSI and SAC) and offset in-combination effects of recreational pressure on the two local CWSs. 

• Good scope for mitigation and enhancement at this site. An essential pre-requisite for the site would be a green infrastructure scheme to integrate tree belts and hedgerows on this site with those on 
existing development at Rowbarrow. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

Development of this site may not result in particularly high densities given the location of the Little Woodbury Ancient Settlement and the extent of landscape mitigation that 
may be required. 

2. Maximise the reuse of 
Previously Developed Land? 

Most of this site is greenfield, being a mixture of arable and open pasture/downland where there would be no opportunities to maximise reuse of PDL. However, the northern 
part of the site next to A338 Downton Rd consists of Britford Park & Ride and Salisbury Caravans business. Developing this part of the site would maximise the reuse of 
PDL. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is located on greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. Based on available 
evidence, it is considered unlikely that remediation measures would be required in order to facilitate development. If subsequent evidence becomes available which suggests 
that there may be land contamination, an assessment would be required as part of any future planning application to establish a remediation and mitigation strategy. 
 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

The Park & Ride and caravan business sites are not in agricultural use. Evidence shows the rest of this site consisting of Grade 3 BMV agricultural land but there is no 
differentiation between Grades 3a and 3b. Further assessment would be required. Where possible, any development on this site should be located to reduce the loss of 
BMV. If the greenfield part of the site were classed as BMV agricultural land after further assessment, given the size of the site, development would lead to a minor loss only. 
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5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

This site is not located within a designated Minerals Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable 
mineral resources.  

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a reasonably large site and there are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be 
incorporated successfully into the layout and design of development. The Salisbury Household Recycling Centre is located at Churchfields Industrial Estate which is not in 
close proximity to this site. 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 2 

• Most of this site is greenfield, being a mixture of arable and open pasture/downland where there would be no opportunities to maximise reuse of PDL. 

• This site appears not to have been developed before - therefore it is unlikely to be contaminated but further assessment may be required. 

• The Park & Ride and caravan business sites are not in agricultural use. Evidence shows the rest of this site consisting of Grade 3 BMV agricultural land. 

• Development of this site may not result in particularly high densities given the location of the Little Woodbury Ancient Settlement and the extent of landscape mitigation that may be required. 

• This site is not located within a designated Minerals Safeguarding Area. 

• Overall, moderate adverse effects are considered likely against this objective, given the size of the site and likely scale of loss of greenfield, agricultural land. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones or Drinking Water Safeguard Zones. It is covered by a Drinking Water Protected Area. Drinking Water Protected 
Areas (Surface Water) are, within the Water Framework Directive, where raw water is abstracted from rivers and reservoirs. Raw water needs to be protected to ensure that 
it is not polluted which could lead to additional purification treatment. To do this water companies and the Environment Agency identify raw water sources that are ‘at risk’ of 
deterioration which would result in the need for additional treatment. These zones are areas where the land use is causing pollution of the raw water. Action is targeted in 
these zones to address pollution so that extra treatment of raw water can be avoided. Therefore, some consultation with the Environment Agency may still be required.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water 
flooding from impermeable surfaces.  As this site covers a Source Protection Zone, the extent to which Sustainable Drainage systems can be used may be affected. 
The River Avon Special Area of Conservation (SAC) runs through the Salisbury area. Provisions will need to be made to ensure there are no negative downstream impacts. 
According to the River Avon SAC planning forum, where proposals have the potential to affect the SAC, early discussions with the Local Planning Authority, (who may also 
consult Natural England and the Environment Agency) are essential before proposals are finalised. For developments which could have water supply and sewage disposal 
implications, water companies should also be consulted. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Salisbury. According to Wessex Water, growth investment is planned for the Salisbury STW during AMP7 (2020-2025). Therefore, it is thought that the STW will be able to 
support the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount).  
It is very probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to 
suggest that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed 
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and surface water drainage 
is available? 
 

whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 3 

• The site is covered by a Drinking Water Protected Area which are where raw water is abstracted from rivers and reservoirs.  

• The site does not cover a Source protected Zone or a Drinking Water Safeguard Zone.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency would be required to determine the likely effects of development 

• According to Wessex Water, it is thought that the STW that serves Salisbury is expecting growth investment during AMP 7 (2020-2025). It is thought that the STW will be able to support the increased 
capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand.  

• Provisions will need to be made to ensure there are no negative downstream impacts to the river Avon SAC.  

• Where proposals have the potential to affect the SAC, early discussions would be required with the Local Planning Authority and potentially other stakeholders.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 
Although this may be inhibited at this site due to the Drinking Water Protected Area.  

• Overall, given the increased demand on water resources, and the location of the Drinking Water Protected Area, moderate adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

Development of this large site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases.   
Road traffic noise will need to be assessed and mitigated. Given the size of the site this is unlikely to have a significant impact on number of dwellings. Noise impacts from 
the hospital site and Park and Ride would need to be assessed and mitigated against. This may result in a reduction in the number of dwellings. Road traffic noise assessed 
and mitigated against in accordance with BS8233:2014. Hospital and park and ride noise impacts assessed in accordance with BS4142:2019. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Salisbury has three Air Quality Management Areas (AQMAs) in respect of the nitrogen dioxide annual mean objective. Exceedances exist on A36, A30 and at several 
hotspots in the city centre. Significant traffic management measures are needed to remove levels of traffic from the A36 in particular. If site allocations are made in the LPR, 
CIL/S106 contributions will be required to enable the council to take actions to enable the revocation of the AQMAs. 
 
This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network 
capacity and the effects this will have on air quality on Downton Road, and in particular on Harnham Road. The cumulative effects of proposed development on Harnham 
Road, Downton Road and existing AQMAs needs to be modelled and assessed. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
However, as previously stated, noise impacts from the hospital site and Park and Ride would need to be assessed and mitigated against.  

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 4 



133 
 

• Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases. 

• Road traffic noise will need to be assessed and mitigated but given the size of the site this is unlikely to have a significant impact on number of dwellings.  

• Noise impacts from the hospital site and Park and Ride would need to be assessed and mitigated. 

• This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation.  

• A wider view is required of network capacity – cumulative effects of proposed development on Harnham Road, Downton Road and existing AQMAs needs to be modelled and assessed.   

• Overall, given the size of the site and current situation with road network capacity and congestion in Salisbury, and this site connecting with the Harnham Gyratory, moderate adverse effects are 
considered likely. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

A site of this size has the potential to produce greenhouse gases through the construction and occupation of the development. However, mitigation measures can be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
delivering sustainable transport.  
It may be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space. Low carbon community 
infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

The whole site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is a 
distributary of the River Avon which runs in a west-east direction, approximately 500 m to the north of the site. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

The site is not considered vulnerable to surface water flooding or vulnerable to high groundwater levels. Cumulative impacts have been scored low. The site will require a 
Flood Risk Assessment to ensure there is no flood risk to site and that development of this site won’t exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The size of this site will allow for the provision of areas of open space, but much of what is currently greenfield agricultural land will be developed. Enough land would need to 
be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or 
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Systems, permeable paving 
etc? 

bettering current greenfield infiltration rates. Minimal impact from groundwater levels allows for increased opportunity to use SUDs features. Areas currently at risk of fluvial 
flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The whole of this site is in Flood Zone 1.  

• Flood risk could be exacerbated by climate change. Although development could avoid risk, it may worsen the risk elsewhere. 

• It would be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. These 
emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development that can 
reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is thought that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. However, given that any development on greenfield land has the potential to worsen flood risk elsewhere, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is one of the larger sites in Salisbury and so presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the 
use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential 
heat customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

This is one of the larger sites in Salisbury, meaning energy demand will be high. Further evidence would be required to understand whether investment in the grid would be 
required for a site of this size in Salisbury which may entail significant costs. However, according to the Swindon and Wiltshire Local Energy Strategy (2018), at present the 
bulk supply points (BSP) in Wiltshire are within their capacity limits. 
Currently, the substations in Salisbury are also unconstrained in relation to generation availability and it is considered that they could support increased generation capacity.  
It is unknown how the site would be bought forward therefore further evidence would be required to understand whether investment in the grid would be required for a site of 
this size in Salisbury. If the site was able to support its own renewable energy then the site would be less likely to depend on the grid.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations? 

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Moderate (significant) positive effect  
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Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create economic 
and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is thought that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this.  

• If the site were to be bought forward with its own self-supporting network using renewable energy generation, the site may not need to depend on the grid.  

• Overall, given the opportunity for future renewable energy generation, but considering the increase in demand this development would create, moderate positive effects are considered likely against 
this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

Development of the site would impact on Scheduled Monument Woodbury hillfort and settlement, a scheduled area and a former chalk pit. The site is close to SM and its 
contribution to the setting requires further assessment. Impact on scheduled monument likely to be a constraint - the usual presumption would be in favour of preservation in 
situ. Contribution to significance requires assessment before potential for mitigation or impact on capacity can be considered.  However, preservation of scheduled 

monument in situ is likely to preclude development in that part of the site.   

There is significant archaeological interest contained on the site in the form of the Scheduled Monument – Woodbury Ancient Villages (NHL: 1005652) which covers most of 
the site.  Also, of high value are Little Woodbury Iron Age settlement and undated ditch and gullies and 28 undated post holes (medium value).  The site is within 100m buffer 
of several high value features including early Bronze Age graves and Pits and ditches associated with Woodbury Ancient Villages.  Given the coverage of a large portion of 
the site by a Scheduled Monument, no mitigation is proposed other than avoidance. Scheduled Monument Consent would be required for any ground disturbance within the 
site.  

The historic landscape of the site is of low value, therefore no mitigation strategy identified at this stage. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high-
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

Some parts of the site would have a lesser impact on the historic environment than other parts, these are the former chalk pit area and Park & Ride site.  Other parts of the 
site would have more of a significant impact, however the main area encompassing the SM would have the most significant impact and therefore this area should not be 
developed.  Any development should be well designed to maintain and enhance the character and distinctiveness of the area.   

Assessment outcome (on balance): moderate adverse effects 

Summary of SA Objective 7 

• Development of the site would impact on Scheduled Monument Woodbury hillfort and settlement, a scheduled area and a former chalk pit.  

• Some parts of the site would have a lesser impact on the historic environment than other parts. Other parts of the site would have more of a significant impact, however the main area encompassing 
the SM would have the most significant impact and therefore this area should not be developed.   

• There is significant archaeological interest contained on the site in the form of the Schedule Monument – Woodbury Ancient Villages, Little Woodbury Iron Age settlement and undated ditch and 
gullies. Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects is high. 



136 
 

• The potential for significant adverse historic landscape effects is very low. 

• It is recommended that development only takes place in the eastern part of the site away from the areas of heritage and archaeological interest. 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

Cranborne Chase AONB is approximately 1.5km to the southwest of this site and the New Forest National Park is approximately 8.5km to the southeast. No significant 
effects are considered likely on these designations.  
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high-
quality, inclusive design of 
buildings and the public 
realm? 
 

The site is on gently sloping, undulating landform between the valleys of the River Avon to the northeast and River Ebble to the south. The site slopes from approximately 
90m AOD in the west of the site to approximately 60m AOD in the east of the site.  
The site is predominantly comprised of two medium-sized fields, with the Britford Park and Ride site in the northeast of the site. The site is influenced by adjacent settlement 
and hospital buildings, to the north and south respectively. It forms part of a relatively ordinary landscape between the two river valleys. It is part of a simple rural landscape 
with some distinctive vegetation features that contribute to separation from existing settlement areas and the rural approach to Salisbury. The site is in proximity to 
Cranborne Chase AONB and contains a variety of public rights of way and permissive walking routes. The landscape features are in generally good to moderate condition 
and there is moderate scenic quality attributed to the site and the surrounding valley landscape. 
Overall, it is considered that the site is of generally medium landscape sensitivity to housing development, with higher sensitivity to the east considering the setting of 
Salisbury and rural approach along the A338 from the south. The site has generally medium capacity to accommodate housing development.    
Potential significant adverse effects 

• Potential for built form to be intrusive in the rural landscape between settlement areas and on rising valley slopes; 
• Potential loss of hedgerows and tree belts that provide linking features through the landscape and contribute to screening of existing built form;  

• Potential changes to the character of the rural, settlement edge landscape that provides a transition to the river valley, as experienced by users of public rights of way and 
permissive routes within and around the site. 

Scope for mitigation 

• Avoid development that would break the treed skyline and stand out in the approach to Salisbury from the south; 
• Retain hedgerows and trees as part of a mature landscape framework, ensuring appropriate buffers to development and maintaining treed skylines; 

• Retain footpath links through the site as part of a wider network of routes connecting between the AONB to the south, River Avon to the north and into Salisbury city 
centre. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

There is no public open space or common land within this site. Public byways run along farm access tracks that are bound by hedgerows, along the south and west site 
boundaries. There is a public footpath across the middle of the site and a number of permitted paths that criss-cross the site and link across Odstock Road to join with the 
Avon Valley Path long distance route to the west. There are significant opportunities to create new rights of way on site linking to the wider network, along with significant 
areas of public open space.  

Assessment outcome (on balance): minor adverse effects 

Summary of SA Objective 8 

• Cranborne Chase AONB is approximately 1.5km to the southwest of this site and the New Forest National Park is approximately 8.5km to the southeast. No significant effects are considered likely on 
these designations.  

• The site is influenced by adjacent settlement and hospital buildings, to the north and south respectively.  

• It forms part of a relatively ordinary landscape between the two river valleys. It is part of a simple rural landscape with some distinctive vegetation features that contribute to separation from existing 
settlement areas and the rural approach to Salisbury.  
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• It is considered that the site is of generally medium landscape sensitivity to housing development, with higher sensitivity to the east considering the setting of Salisbury and rural approach along the 
A338 from the south. The site has generally medium capacity to accommodate housing development.    

• There are significant opportunities to create new rights of way on site linking to the wider network, along with significant areas of public open space.  

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Salisbury affordability ratio is 5.02. This is higher than the Wiltshire average of 
4.76. The record of delivery of homes in the City has been exceeding delivery expectations in more recent years, although overall delivery of housing at Salisbury has been 
below WCS planned rates. Affordable housing delivery has struggled to achieve target rates of 40%.  
This site could deliver up to approx 500 new homes and a proportion of affordable homes would be sought as part of any development. There are no known constraints to 
the delivery of affordable housing on this individual site. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

An area in the eastern part of the site is on ground steeper than 1:20 gradient but remainder of site is large enough to accommodate a wide range of housing types and 
sizes. Given the large developable area, there is no known reason why a development could not deliver a high number of high-quality, sustainable homes of different types 
and tenures. The development of this site will have significant benefits in terms of providing a wide range of house types, sizes and tenures to meet the housing needs of a 
wide cross-section of the community. 
 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• This site could deliver a significant proportion of affordable housing as part of any development.   

• The size of the site means that it could support a wide range of house types, tenures and sizes to meet different needs.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, major positive effects are considered likely for this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 
 

This site is positioned within a prosperous area in accordance with the IMD 2019.  High Road forms the potential access route for this site and is approx. 1.4km from the 
most deprived area in Salisbury. As a result, while development at this site would not supply housing and jobs in an area directly at risk of deprivation, it could lead to some 
social benefits through the creation of opportunities near a neighbourhood experiencing higher levels of deprivation.  
Considering the potential to deliver up to circa 500 homes of all types and tenures, the site could deliver a high number of affordable housing in meeting the needs of those 
on low incomes or who cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Salisbury area through housing provision, short-term construction jobs and a larger workforce for local 
businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Salisbury City Centre is situated approximately 1.7km to the north-west of this site. The site has some accessibility to the city centre, and benefits from existing public 
transport links in close proximity to the site. Development at this site should look to promote sustainable transport measures to improve accessibility to the City Centre, 
particularly in creating opportunities for walking and cycling to the City Centre. A development of this size would need to take opportunities to incorporate, and connect to 
existing, sufficient public open space and amenity greenspace, including the River Avon and nearby County Wildlife Sites to encourage mental health benefits through 
development.  
Development at this site could generate the need for 44-65 early years places, 110-155 primary school places and 78-110 additional secondary places. To meet early years 
needs a site and financial contributions would be required for a new onsite nursery. Primary provision to meet needs arising from this site could be incorporated into the 
emerging Netherhampton Road site. A new primary school onsite could be required if the school at Netherhampton Road was not able to support needs arising from this site. 
The site falls into the secondary school catchment for the Laverstock campus schools, which are at or nearing full capacity. Expansion of these schools is constrained by 
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planning and highways concerns. Expansion to Sarum Academy is possible, but there would be accessibility issues from this site. S106 contributions and a safe walking 
route would be required as part of housing development at this site.  
This site is well connected to existing health services in Salisbury. Salisbury District Hospital is approx. 0.4km to the south of the site and Three Chequers Surgery is 
approx.1.6km to the north west of the site. GP provision in Salisbury was forecast as being subject to a positive capacity gap by 2026, due to increased provision at Salisbury 
Medical Practice. There is a planned extension to the hospital. Individual surgeries are facing shortfalls, with the Wilton branch surgery closing in Aug 2020. Expanded 
services are to be offered by Porton and Winterslow branch surgeries following this. As a result, while there may be some negative effects on the capacity of individual 
surgeries, the location of development is not considered to affect the delivery of health services in the City. Financial contributions are to be sought to support increased 
healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The medium scale of this site suggests that development could be capable of delivering formal and informal public space onsite and there may be some opportunities for a 
mixed-use scheme on this site, which incorporates community uses. There are opportunities to improve and enhance PROWs: BRIT8, BRIT17 and BRIT16.  
 

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Salisbury could make a contribution to the reduction of rural social isolation and positive effects are unlikely to lead to a significant reduction, as 
new development will be primarily serving Salisbury. Additionally, new development could provide a good level of affordable housing for those people living in surrounding 
rural areas who cannot afford rural house prices and there could be new facilities onsite that could serve rural residents north of Salisbury. Public transport services will need 
to be extended to serve this new development and this could also benefit people in rural areas. 
 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 10 

• Development at this site would be close to a more deprived area and positive social effects in the local area are likely as a result of development.  

• Site is likely to be able to provide a significant number of affordable homes as part of a development.  

• Reasonable accessibility to the City Centre, but opportunities to enhance sustainable transport modes should be pursued.   

• Amenity greenspace could be incorporated into a scheme of this size.   

• Early years, primary and secondary schooling provision could be met through new onsite provision or through financial contributions, but accessibility issues in relation to secondary provision would 
need to be overcome.  

• The site is well connected to existing health provision and financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could go some way to helping support local services and facilities but would be unlikely to be of a scale that would require onsite provision of community facilities. Contributions for offsite 
provision should be sought where appropriate.  

• Overall, a major significant positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The site is large enough to easily incorporate a mixed-use development. The site has good bus accessibility given proximity of the Park & Ride. 
This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network 
capacity and the effects this will have on air quality on Downton Road, and in particular on Harnham Road. The cumulative effects of proposed development on Harnham 
Road, Downton Road and existing AQMAs needs to be modelled and assessed. 
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2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 
 

If access through the Park & Ride site is being relied upon, Wiltshire Council have a lease on that site until 2063. The Park & Ride site is not considered to be developable 
and no negotiations have taken place with Wiltshire Council to agree access via that site. 
Without the loss of the Park and Ride, the site has sole access from Odstock Road, unless site and P&R access can be resolved differently from the A338; this is feasible. 
Current traffic flows along Odstock Road result in congestion towards the A354 Junction, this could be partially resolved with a new signal controlled junction on the A338 to 
serve the site and all traffic turning right and south east bound, with Rowbarrow reallocated to priority way for right turners from Odstock Road and for the access onto the 
A338 to be restricted from any right-in right-out movements and thus prioritise left in and left out to and from the A338. This proposal would reduce the traffic using 
Rowbarrow to access between the A354 and A338, allowing a reconsideration of junction designs and reduce the traffic on the section of Odstock between Rowbarrow and 
the Coombe Road/Bouverie Avenue roundabout. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

This site encompasses Britford Park & Ride, the loss of which would compromise the sustainability of East Harnham. In this regard, the delivery of this site can only be 

considered acceptable with the retention of the Park and Ride facility. Should it be shown that the Park & Ride facility has limited patronage, with this being a reason for 

closure and development, then the patronage may be bolstered with a reassessment of city centre parking through the Salisbury Transport Strategy. 

Pedestrian/Cycle: The site shares the same walking and cycling opportunities as Site 6, with additional access opportunities from Odstock Road and directly to Salisbury 

Hospital. Whilst Odstock Road provides an alternative route into the city centre, its high gradients are prejudicial to ease of movement however it is subject to measures in 

the current transport strategy to improve walking and cycling infrastructure. 

With regards to access along the A338, site 7 is the same as site 6 - the A338 has a continuous footway and for much of its length is segregated from the carriageway by a 

verge and is hence segregated from the carriageway improving its attractiveness. The city centre and Rail Station, whilst too far for walking, are considered accessible by 

cycle which is accommodated by necessary infrastructure for much of the route. 

Bus: The site encompasses Britford Park & Ride and has good access to the hospital and hence there are two accessible nodes for multiple service provisions. 

Rail: The rail station is approximately 3.5km from the site and therefore not walkable. However, given the excellent accessibility by bus, a connected service would be likely 

to improve rail patronage. The station may also be considered accessible by cycle, however gradients on the return journey may present a barrier. 

Service Vehicles: Site access would be easily achieved from Odstock Road which has a wide carriageway of circa. 8.5m inclusive of 1m on road cycle lane. This width, 

despite the on-street cycle provision is more than adequate for service vehicle access. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 11 

• This size of site is considered capable of incorporating mixed-uses into the design and layout. 

• The site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network capacity and the effects 
this will have on air quality.  

• This site encompasses Britford Park & Ride, the loss of which would compromise the sustainability of East Harnham. In this regard, the delivery of this site can only be considered acceptable with the 
retention of the Park and Ride facility. 

• If access through the Park & Ride site is being relied upon, Wiltshire Council have a lease on that site until 2063. The Park & Ride site is not considered to be developable and no negotiations have 
taken place with Wiltshire Council to agree access via that site. 

• Without loss of the Park and Ride, the site has sole access from Odstock Road unless the Park & Ride, Lower Road and the site access could be combined. 

• Pedestrian/Cycle: The site shares the same walking and cycling opportunities as Site 6, with additional access opportunities from Odstock Road. With regards to access along the A338, the city centre 

and Rail Station, whilst too far for walking, are considered accessible by cycle. 

• Bus: The site encompasses Britford Park & Ride and has good access to the hospital and hence there are two accessible nodes for multiple service provisions. 

• Rail: Given the excellent accessibility by bus, a connected service would be likely to improve rail patronage. The station may also be considered accessible by cycle. 

• Site specific mitigation: retention of the Park & Ride. Where possible, achieve access onto A338 to accommodate reallocation of traffic away from Rowbarrow and redesign of Rowbarrow to 

facilitate/maximise left turn out onto the A338. 

• Necessary strategic mitigation: delivery of the Salisbury Transport Strategy. 
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• Overall, given the issues noted above, moderate adverse effects are considered likely against this objective. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

Salisbury City Centre is situated approximately 1.7km to the north-west of this site. The site has some accessibility to the city centre, and benefits from existing public 

transport links in close proximity to the site. The location and size of the site suggests that it could have positive effects in supporting the City Centre.  

 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

The site benefits from access to the A338 (Downton Road) in addition to reasonable connectivity to the City Centre. This suggests that the site may be attractive to higher 
skilled employment uses. The River Avon; Southampton Road Retail Park and Principal Employment Area; and Bourne Retail Park approx. 1.1km to the north of the site. 
This site may be able to meet a range of needs for different employment uses.  

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This is a large sized site that may be able to deliver employment alongside housing and associated infrastructure as part of a mixed-use scheme. Alternatively, the site could 
bring forward a range of employment land in meeting different needs, alongside associated infrastructure. This is likely to have benefits for the local economy and for 
economic growth.   
 
There may be opportunities to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable and 
low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 

renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

Introducing a mixed-use development to this site may be possible, however development at the site would be capable of placing jobs and homes in close proximity. This 

would help to reduce the need to travel to work.  

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 12 

• This is a large site that is reasonably connected to the City Centre.   

• Benefits from access to A338 and close proximity to existing employment development. 

• The site is capable of meeting wide ranging employment needs and would lend itself to mixed-use development.  

• Overall, a major significant positive effect is likely. 
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Salisbury Site Number and SHELAA ref(s): Site 8 (SHELAA site 3421) 
Site size: 22.0 ha   Site capacity: approximate range 550 - 770 dwellings 
Site description: A large site in arable use located on higher ground adjacent to Harnham Hill residential areas and Lime Kiln Way open space. The A354 is adjacent to the site boundary in the west. 
Footpath BRIT9 runs through the site north-south and Byway SALS99 runs along the southern boundary.  

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 
 

The site currently comprises arable farmland with most boundaries marked by hedgerows. Tree belts mark the north western boundary. The hedgerow along the southern 
boundary is a double hedgerow either side of a lane which is shown on the 1880-1930 historical maps. In addition, the entire site is bordered by a 15-20m wide rough 
grassland strip which has high potential for nationally scarce / rare arable weeds.  
There is potential for foraging bats along all boundaries. The lane along the southern boundary also has high potential for bats due to the sheltering effect of the double 
hedgerow. Surveys will be needed. Other wildlife which may use the site include reptiles, badgers and breeding birds. In addition, there are records of scarce / rare arable 
weeds in the area. Surveys will be required but none of these are likely to significantly constrain development. 
Scope for mitigation 
Good scope for mitigation and enhancement at this site. An essential pre-requisite will be retention of the perimeter habitat (tree belt / hedgerow / grassland) creating 
minimal breaches for access. Bat surveys around the perimeter of the site will also need to determine whether bats are crossing the site where it is constricted in the middle 
and design mitigation accordingly.  
The Council needs to decide how to assess and mitigate the effects of recreational pressure from this and other developments in south Salisbury on Lime Kiln Way and 
Harnham Slope CWSs, whether it is possible for developers to be able to provide adequate mitigation on site and if not to develop a scheme where contributions are sought 
for an off-site SANG.  

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. 
Mitigation strategy required for River Avon SAC (Phosphate) and New Forest SPA (recreational pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be 
reviewed in light of latest monitoring. 
While the ecological value of the site itself is low, the location has implications for designated sites. There will be a need to offset in-combination effects of recreational 
pressure on the two local CWSs. Lime Kiln Chalk CWS, a publicly accessible grassland site owned by Salisbury City Council, lies immediately adjacent to the site. Harnham 
Slope CWS would also be vulnerable to increased recreational pressure as it lies 600m away and can be accessed directly by a public right of way. 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). There are no LGS within or in close proximity to this site. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

In accordance with local plan policy and planning guidance, the development of the site would be capable of delivering multifunctional Green Infrastructure that will protect 
and enhance existing biodiversity features and species and allow for biodiversity gain. 
A minimum of 10% net gain for biodiversity should be required within individual sites and overall design should help ensure that habitat creation provides connectivity to 
adjacent or nearby habitat areas.   

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 1 

• The site currently comprises arable farmland with most boundaries marked by hedgerows. Tree belts mark the north western boundary.  

• Potential for foraging bats along all boundaries. The lane along southern boundary also has high potential for bats due to the sheltering effect of the double hedgerow. Surveys will be needed.  

• Other wildlife which may use the site include reptiles, badgers and breeding birds. In addition, there are records of scarce / rare arable weeds in the area. Surveys will be required but none of these 
are likely to significantly constrain development. 

• The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. 
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• While the ecological value of the site itself is low, the location of the development has implications for designated sites. There will be a need to offset in-combination effects of recreational pressure on 
the two local CWSs. 

• Good scope for mitigation and enhancement at this site. An essential pre-requisite will be retention of the perimeter habitat (tree belt / hedgerow / grassland). Bat surveys around the perimeter of the 
site will also need to determine whether bats are crossing the site where it is constricted in the middle and design mitigation accordingly.  

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

The location of this site may not result in particularly high densities given its location on higher ground above Salisbury and the extent of landscape mitigation that may be 
required as a result. 

2. Maximise the reuse of 
Previously Developed Land? 

This site consists entirely of agricultural land and therefore there are no opportunities to maximise the reuse of PDL. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is located on greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. Based on available 
evidence, it is considered unlikely that remediation measures would be required in order to facilitate development. If subsequent evidence becomes available which suggests 
that there may be land contamination, an assessment would be required as part of any future planning application to establish a remediation and mitigation strategy. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this site consisting almost entirely of Grade 3 BMV agricultural land but there is no differentiation between Grades 3a and 3b. Further assessment would be 
required. Where possible, any development on this site should be located to reduce the loss of BMV. If this site were classed as BMV agricultural land after further 
assessment, given the size of the site, development would likely lead to a significant loss.  

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

This site is not located within a designated Minerals Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable 
mineral resources.  

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a reasonably large site and there are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be 
incorporated successfully into the layout and design of development. The Salisbury Household Recycling Centre is located at Churchfields Industrial Estate which is not in 
close proximity to this site. 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 2 

• This is a relatively large greenfield site, in arable use and consisting almost entirely of Grade 3 BMV agricultural land. 

• This site appears not to have been developed before - therefore it is unlikely to be contaminated but further assessment may be required. 

• There is no PDL. 

• The location of this site may not result in particularly high densities given its location on higher ground above Salisbury and the extent of landscape mitigation that may be required as a result. 

• This site is not located within a designated Minerals Safeguarding Area. 

• Overall, moderate adverse effects are considered likely against this objective given the size of the site, lack of PDL and extent of landscape mitigation that may be required. 



143 
 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones or Drinking Water Safeguard Zones. It is covered by a Drinking Water Protected Area. Less than 5% of the site is 
covered by a Drinking Water Protected Areas (Surface Water) are, within the Water Framework Directive, where raw water is abstracted from rivers and reservoirs. Raw 
water needs to be protected to ensure that it is not polluted which could lead to additional purification treatment. To do this water companies and the Environment Agency 
identify raw water sources that are ‘at risk’ of deterioration which would result in the need for additional treatment. These zones are areas where the land use is causing 
pollution of the raw water. Action is targeted in these zones to address pollution so that extra treatment of raw water can be avoided. Therefore, some consultation with the 
Environment Agency may still be required.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water 
flooding from impermeable surfaces.  As this site covers a Source Protection Zone, the extent to which Sustainable Drainage systems can be used may be affected. 
The River Avon Special Area of Conservation (SAC) runs through the Salisbury area. Provisions will need to be made to ensure there are no negative downstream impacts. 
According to the River Avon SAC planning forum, where proposals have the potential to affect the SAC, early discussions with the Local Planning Authority, (who may also 
consult Natural England and the Environment Agency) are essential before proposals are finalised. For developments which could have water supply and sewage disposal 
implications, water companies should also be consulted. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Salisbury. According to Wessex Water, growth investment is planned for the Salisbury STW during AMP7 (2020-2025). Therefore, it is thought that the STW will be able to 
support the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount).  
 
It is very probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to 
suggest that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• The site is approximately 5% covered by a Drinking Water Protected Area which are where raw water is abstracted from rivers and reservoirs.  

• The site does not cover a Source protected Zone or a Drinking Water Safeguard Zone.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency may still be required to determine the likely effects of development 

• According to Wessex Water, it is thought that the STW that serves Salisbury is expecting growth investment during AMP 7 (2020-2025). It is thought that the STW will be able to support the increased 
capacity planned for in the current strategy.  

• Provisions will need to be made to ensure there are no negative downstream impacts to the river Avon SAC.  

• Where proposals have the potential to affect the SAC, early discussions would be required with the Local Planning Authority and potentially other stakeholders.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site. 
Although this may be inhibited around the Drinking Water Protected Area.  

• Overall, given the increased demand on water resources, and that only a very small proportion of the site is covered by the Drinking Water Protected Area, minor adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
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Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

Development of this large site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases. 
The site is on the southern edge of Salisbury on higher ground, although it will already be affected somewhat by residential development to the north. 
Road traffic noise from the A354 will need to be assessed and mitigated against to meet levels recommended in BS8233:2014. However, given the size of the site this is 
unlikely to have a significant impact on number of dwellings. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Salisbury has three Air Quality Management Areas (AQMAs) in respect of the nitrogen dioxide annual mean objective. Exceedances exist on A36, A30 and at several 
hotspots in the city centre. Significant traffic management measures are needed to remove levels of traffic from the A36 in particular. If site allocations are made in the LPR, 
CIL/S106 contributions will be required to enable the council to take actions to enable the revocation of the AQMAs. 
 
This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network 
capacity and the effects this will have on air quality on Downton Road, and in particular on Harnham Road. The cumulative effects of proposed development on Harnham 
Road, Downton Road and existing AQMAs needs to be modelled and assessed. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 4 

• Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases. 

• Road traffic noise from the A354 will need to be assessed and mitigated however, given the size of the site, this is unlikely to have a significant impact on number of dwellings. 

• This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation.  

• A wider view is required of network capacity – cumulative effects of proposed development on Harnham Road, Downton Road and existing AQMAs needs to be modelled and assessed.   

• Overall, given the size of the site and current situation with road network capacity and congestion in Salisbury, and this site connecting with the Harnham Gyratory, moderate adverse effects are 
considered likely. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

A site of this size has the potential to produce greenhouse gases through the construction and occupation of the development. However, mitigation measures can be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
delivering sustainable transport.  
It may be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space. Low carbon community 
infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 

The whole site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is a 
distributary of the River Avon which runs in a west-east direction, more than 1 km to the north of the site. 
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that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

The site is not considered vulnerable to surface water flooding or vulnerable to high groundwater levels. Cumulative impacts have been scored low. The site will require a 
Flood Risk Assessment to ensure there is no flood risk to site and that development of this site won’t exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The size of this site will allow for the provision of areas of open space, but much of what is currently greenfield agricultural land will be developed. Enough land would need to 
be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or 
bettering current greenfield infiltration rates. Minimal impact from groundwater levels allows for increased opportunity to use SUDs features. Areas currently at risk of fluvial 

flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The whole of this site is in Flood Zone 1.  

• Flood risk could be exacerbated by climate change. Although development could avoid risk, it may worsen the risk elsewhere. 

• It would be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. These 
emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development that can 
reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is thought that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. However, given that any development on greenfield land has the potential to worsen flood risk elsewhere, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 
 

This site is one of the larger sites in Salisbury and so presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the 
use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  



146 
 

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

This is one of the larger sites in Salisbury, meaning energy demand will be high. Further evidence would be required to understand whether investment in the grid would be 
required for a site of this size in Salisbury which may entail significant costs. However, according to the Swindon and Wiltshire Local Energy Strategy (2018), at present the 
bulk supply points (BSP) in Wiltshire are within their capacity limits. 
Currently, the substations in Salisbury are also unconstrained in relation to generation availability and it is considered that they could support increased generation capacity.  
It is unknown how the site would be bought forward therefore further evidence would be required to understand whether investment in the grid would be required for a site of 
this size in Salisbury. If the site was able to support its own renewable energy then the site would be less likely to depend on the grid.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?  

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Moderate (significant) positive effect  
 

Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create economic 
and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is thought that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this.  

• If the site were to be bought forward with its own self-supporting network using renewable energy generation, the site may not need to depend on the grid.  

• Overall, given the opportunity for future renewable energy generation, but considering the increase in demand this development would create, moderate positive effects are considered likely against 
this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 

The site is close to Scheduled Monument Woodbury hillfort and settlement and the contribution to the setting requires further assessment. Site likely to have archaeological 
interest.  Contribution to significance requires assessment before potential for mitigation or impact on capacity can be considered. 

The site is within the 100m buffer of Scheduled Monument - Woodbury Ancient Villages (NHL: 1005652). The site spreads into the eastern buffer area which is of high value.  
There are several high value features on site, including a series of late prehistoric to Roman ditches spreading into the eastern site area, possibly associated with the Iron 
Age hillfort and hundreds of undated pits (medium to high value).  The site is within the 100m buffer of Bronze Age round barrow and an early Bronze Age cremation burial 
site ring ditch.  Following further investigation, mitigation could include avoidance of high value archaeological remains where preservation in situ is likely to be required, 
particularly in the eastern area of the site.  Should preservation be part of a mitigation strategy, opportunities to interpret and enhance understanding and / or improve land 
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appropriate, undesignated 
heritage assets and their 
settings?  

management regimes could be taken forward.  Also, in the western site area, mitigation strategy could include preservation by record where preservation in situ is not 
required.  Consider opportunities to enhance the understanding and setting of the Scheduled Monuments.   

The historic Landscape of the site is of low value, therefore no mitigation strategy identified at this stage. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high-
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

The site is close to Scheduled Monument Woodbury hillfort and settlement. The contribution to the setting requires further assessment. Site likely to have archaeological 
interest.  Contribution to significance requires assessment before potential for mitigation or impact on capacity can be considered.  Any development should be well designed 
to maintain and enhance the character and distinctiveness of the area.   

Assessment outcome (on balance): moderate adverse effect 

Summary of SA Objective 7 

• The site is close to Scheduled Monument Woodbury hillfort and settlement and the contribution to the setting requires further assessment.  

• The site is within the 100m buffer of Scheduled Monument- Woodbury Ancient Villages (NHL: 1005652) and it spreads into the eastern buffer area which is of high value.  There are several high value 
features on site.  Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects is moderate. 

• The potential for significant adverse historic landscape effects is very low. 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

Cranborne Chase AONB is approximately 2km to the south of this site and the New Forest National Park is approximately 10km to the southeast. No significant effects are 
considered likely on these designations. 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high-
quality, inclusive design of 
buildings and the public 
realm? 

The site is on gently sloping landform that rises from approximately 75m AOD in the southwest of the site to approximately 100m AOD in the northeast of the site. Landform 
continues to slope down to the south of the site, towards the valley of the River Ebble on the edge of Cranborne Chase AONB.  
The site forms part of a relatively ordinary landscape on the edge of the settlement.  It is in proximity to Cranborne Chase AONB and is connected by a variety of public rights 
of way and permissive walking routes. The landscape features are in generally good to moderate condition and there is moderate scenic quality attributed to the site and the 
surrounding landscape. It is a simple rural landscape with some distinctive vegetation features that contribute to separation from existing settlement areas. 
Overall, it is considered that the site is of generally medium landscape sensitivity to housing development, with higher sensitivity attributed to the distinctive vegetation 
boundaries including along the Avon Valley Path along the southern site boundary. The site has generally medium capacity to accommodate housing development.    
Potential significant adverse effects 

• Potential for built form to be intrusive in the rural landscape on rising slopes to the existing settlement edge; 
• Potential loss of hedgerows and tree belts that provide linking features through the landscape and contribute to screening and integration of the existing settlement edge;  

• Potential reduction of scenic quality, as experienced by users of the various public routes including the Avon Valley Path long distance route. 
Scope for mitigation 



148 
 

• Avoid development that would break the treed skyline and stand out on the approach to Salisbury from the south; 
• Retain hedgerows and trees as part of a mature landscape framework; 

• Retain footpath links through the site as part of a wider network of routes connecting between Salisbury and the AONB to the south of the site.  

3. Protect and enhance 
rights of way, public open 

space and common land? 

There is no public open space or common land within this site. A public byway and part of the Avon Valley Path long distance route pass along a farm access track, forming 
the southern boundary of the site. The route is enclosed by hedgerows and there are permissive footpaths linking north into the adjacent residential area, around the edge of 
the site and through scrubland to the northeast of the site, across Odstock Road. The Avon Valley Path links south of the site, to the River Ebble and the edge of Cranborne 
Chase AONB. Footpath links through the site should be retained as part of a wider network of routes connecting between Salisbury and the AONB to the south of the site.   

Assessment outcome (on balance): minor adverse effects 

Summary of SA Objective 8 

• Cranborne Chase AONB is approximately 2km to the south of this site and the New Forest National Park is approximately 10km to the southeast. No significant effects are considered likely on these 
designations. 

• The site forms part of a relatively ordinary landscape on the edge of the settlement.   

• The landscape features are in generally good to moderate condition and there is moderate scenic quality attributed to the site and the surrounding landscape. It is a simple rural landscape with some 
distinctive vegetation features that contribute to separation from existing settlement areas. 

• It is considered that the site is of generally medium landscape sensitivity to housing development, with higher sensitivity attributed to the distinctive vegetation boundaries including along the Avon 
Valley Path along the southern site boundary. The site has generally medium capacity to accommodate housing development. 

• Overall, minor adverse effects are likely against this objective. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Salisbury affordability ratio is 5.02. This is higher than the Wiltshire average of 
4.76. The record of delivery of homes in the City has been exceeding delivery expectations in more recent years, although overall delivery of housing at Salisbury has been 
below WCS planned rates. Affordable housing delivery has struggled to achieve target rates of 40%.  
This site could deliver a significant number of new homes and affordable homes. However, the topography of the site could be a constraint to the delivery of affordable 
housing on this site.  

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

Majority of site is on ground steeper than 1:20 gradient. Approximately 3.3ha of the site appears to be on reasonably level ground in the easternmost part of the site. This 
suggests that there is limited capacity to accommodate a wide range of house types and sizes on this site. The developable area suggests that there would be limited 
opportunities to produce social benefits in terms of providing a wide range of house types, sizes and tenures to meet the housing needs of a wide cross-section of the 
community. 
 

Assessment outcome (on balance): moderate positive effect 

Summary of SA Objective 9 

• This site is capable of delivering affordable housing as part of any development, but it is unlikely that this would be a substantial number.  

• The topography of the site limits the potential for a high number of new dwellings. Nonetheless, the site would be capable of supporting some housing development.  

• Any level of housing development would contribute to meeting housing needs and having social benefits, however.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, a moderate positive effect is likely for Objective 9. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 
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1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

The IMD 2019 identifies this site as being situated in a less deprived area, therefore development would not take place in a more deprived area and would be unlikely to 
result in social benefits in an area most in need.  
The site is considered able to deliver a good level of affordable housing in meeting the needs of those on low incomes or who cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Salisbury area through housing provision, short-term construction jobs and a larger workforce for local 
businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Salisbury City Centre is situated approximately 1.7km to the north of the site. This site has some accessibility to the city centre, and benefits from existing public transport 
links in close proximity to the site. Development at this site should look to promote sustainable transport measures to improve accessibility to the City Centre, particularly in 
creating opportunities for walking and cycling to the City Centre from all parts of the site. A development of this size would need to take opportunities to incorporate, and 
connect to existing, sufficient public open space and amenity greenspace, including the River Avon and nearby County Wildlife Sites to encourage mental health benefits 
through development. 
Development at this site could generate the need for 72-100 early years places, 170-239 primary school places and 121-169 additional secondary places. To meet early 
years needs a site and financial contributions would be required for a new onsite nursery. Primary provision to meet needs arising from this site could be incorporated into 
the emerging Netherhampton Road site. A new primary school onsite could be required if the school at Netherhampton Road was not able to support needs arising from this 
site. The site falls into the secondary school catchment for the Laverstock campus schools, which are at or nearing full capacity. Expansion of these schools is constrained 
by planning and highways concerns. Expansion to Sarum Academy is possible, but there would be accessibility issues from this site. S106 contributions and a safe walking 
route would be required as part of housing development at this site.  
This site has some connectivity to existing health services in Salisbury and benefits from public transport services to the hospital. Salisbury District Hospital is approx. 1km to 
the west of the site and Three Chequers Surgery and Harcourt Medical Centre are approx. 2km to the north of the site. GP provision in Salisbury was forecast as being 
subject to a positive capacity gap by 2026, due to increased provision at Salisbury Medical Practice. There is a planned extension to the hospital. Individual surgeries are 
facing shortfalls, with the Wilton branch surgery closing in Aug 2020. Expanded services are to be offered by Porton and Winterslow branch surgeries following this. As a 
result, while there may be some negative effects on the capacity of individual surgeries, the location of development is not considered to affect the delivery of health services 
in the City. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire 
CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The larger scale of this site suggests that development could be capable of delivering formal and informal public space onsite as well as community uses. Where the delivery 
of community facilities onsite isn’t deemed possible, opportunities should be taken to ensure the improvement/expansion of existing provision. There are opportunities to 
improve and enhance PROWs: BRIT17, SALS18 and SALS99.  
 

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Salisbury could make a contribution to the reduction of rural social isolation and positive effects are unlikely to lead to a vast reduction, as new 
development will be primarily serving Salisbury. Additionally, new development could provide a good level of affordable housing for those people living in surrounding rural 
areas who cannot afford rural house prices and there could be new facilities onsite that could serve rural residents north of Salisbury. Public transport services will need to be 
extended to serve this new development and this could also benefit people in rural areas. 

 

Assessment outcome (on balance): Moderate (significant) positive effect 

Summary of SA Objective 10 

• Development at this site would not be directing new homes in a location subject to higher levels of deprivation.  

• The topography of the site limits the potential for a high level of development and reduces the quantum that this site would be able to support. Nonetheless, the site would be capable of supporting 
some development.  

• Site is likely to be able to provide some affordable homes as part of a development.  
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• Reasonable accessibility to the City Centre, but opportunities to enhance sustainable transport modes should be pursued.  

• Amenity greenspace could be incorporated into a scheme of this size.   

• Early years, primary and secondary schooling provision could be met new onsite provision or through financial contributions, but accessibility issues in relation to secondary provision would need to be 
overcome.  

• The site is well connected to existing health provision and financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could go some way to helping support local services and facilities but would be unlikely to be of a scale that would require onsite provision of community facilities. Contributions for offsite 
provision should be sought where appropriate.  

• Overall, a moderate significant positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The site is large enough to easily incorporate a mixed-use development.  
This site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network 
capacity and the effects this will have on air quality on Downton Road, and in particular on Harnham Road. The cumulative effects of proposed development on Harnham 
Road, Downton Road and existing AQMAs needs to be modelled and assessed. 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 
 

The site abuts a recreational area that may be served from Falconsway. Access from this residential street includes a maintenance access of a very high gradient and hence 

access via Falconsway and across the green has been discounted. 

The stretch of A354 that can accommodate a direct access to the site is short and heavily landscaped and subject to changing gradients affecting visibility. Delivery of a 

suitable junction would need to be traffic light controlled, due to lack of land on opposing side of carriageway to deliver a roundabout; whilst being smaller than a roundabout 

a traffic signal junction would result in significant loss of mature hedgerow and trees and may still not be achievable due to gradients.  

Given the scale of development, the site will require a further secondary access and it is unclear where this could be achieved alongside the principal access due to site 

frontage constraints. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: The site is served by Brit 9 PRoW to the A354. At the A354, the PRoW descends a number of steps to the carriageway, where a waiting platform is 

afforded limited visibility to a crossing point for an elevated footway on the opposing side served by steps. From this elevated footway, further steps rise to Bouverie Avenue 

from which the city centre may be accessed via quiet residential streets and the Town Path crossing the River Avon. 

Alternative pedestrian access may be achieved along the A354 via the elevated footway, however this terminates short of the site and would require extending, which would 

impact upon road alignment and width. 

The city centre and railway station are approximately 3000m from the site and thus too far to walk. With regards to cycling, significant gradients present a barrier along with 

steps serving the PRoW network, however the distances are traversable.  

Bus: Due to the difficulties of pedestrian and cycle connections, accessing bus stops beyond those on the A354 have been discounted. Accessing stops on the A354 will 

need addressing, due to footways stopping short of the site. The stops closest to the site serve the 29 and R14, which allow for an hourly service to Salisbury, but do not 

mitigate the lack of sufficient footway/cycleway access resulting in a car dominated development. 

Rail: The rail station is beyond 3000m with access for cycles, pedestrians and buses considered difficult. 

Service Vehicles: If a car sufficient access can be achieved from the A354, this should accommodate service vehicles. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 11 

• This size of site is considered more than capable of incorporating mixed-uses into the design and layout. 

• The site connects with the Harnham Gyratory which is congested, and further development has the potential to worsen this situation. A wider view is required of the network capacity and the effects 
this will have on air quality.  

• Access via Falconsway and across the green has been discounted.  
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• The stretch of A354 that can accommodate a direct access to the site is short and heavily landscaped and subject to changing gradients affecting visibility. Delivery of a suitable junction would need to 
be traffic light controlled. 

• The site will require a further secondary access and it is unclear where this could be achieved. 

• Pedestrian/Cycle: the city centre and railway station are approximately 3000m from the site and thus too far to walk. With regards to cycling, significant gradients present a barrier along with steps 
serving the PRoW network, however the distances are traversable.  

• Bus: due to the difficulties of pedestrian and cycle connections, accessing bus stops beyond those on the A354 have been discounted. Accessing stops on the A354 will need addressing, due to 
footways stopping short of the site. 

• Rail: the rail station is beyond 3000m with access for cycles, pedestrians and buses considered difficult. 

• Site specific mitigation: A354 footway extension. Enhanced bus service provision. Access delivery. 

• Necessary strategic mitigation: Delivery of Salisbury Transport Strategy. 

• Overall, given the issues noted above, moderate adverse effects are considered likely against this objective. Mitigation is achievable. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

Salisbury City Centre is situated approximately 1.7km to the north of the site. This site has some accessibility to the city centre, and benefits from existing public transport 
links in close proximity to the site. The location and size of the site suggests that it could have positive effects in supporting the City Centre.  

 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

The site benefits from access to the A354 (Salisbury Road) in addition to reasonable connectivity to the City Centre. This suggests that the site may be attractive to higher 
skilled employment uses. Southampton Road Retail Park and Principal Employment Area; and Bourne Retail Park approx. 1.7km to the north-east of the site, while 
Churchfields Industrial Estate is approx. 1.5km to the north-west. This site may be able to meet different needs for employment uses.  

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This is a large sized site that is subject to some topographical constraints, reducing the developable area. However, it may be able to deliver some employment alongside 
housing and associated infrastructure as part of a mixed-use scheme. But it would be difficult for an employment development to meet a wide range of needs. As a result, 
there remains some potential for benefits for the local economy and for economic growth.   
 
There may be opportunities to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable and 
low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

Introducing an element of mixed-use development to this site may be possible, however development at the site would be capable of placing jobs and homes in close 
proximity. This would help to reduce the need to travel to work.  

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 12 
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• This is a large site that is reasonably connected to the City Centre.   

• Benefits from access to A354 and close proximity to existing residential development. 

• The topography of the site limits the potential for a high level of development and reduces the scale and types of development that this site would be able to support.  

• Nonetheless, the site would be capable of supporting some development.  

• The site is capable of meeting some employment needs and would lend itself to a small mixed-use development. 

• Overall, a minor positive effect is likely. 

 
 

Salisbury Site Number and SHELAA ref(s): Site 12 (SHELAA site S253) 
Site size: 12.72 ha   Site capacity: approximate range 318 - 445 dwellings 
Site description: A large disused quarry site located to the west of Salisbury off the A36. The site is adjacent to an old railway line that used to serve the quarry and is accessed via a single lane bridge 
over the railway (Penning Rd). 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

 

The site is the former Quarry which has been the subject of a detailed minerals restoration plan for biodiversity post chalk extraction. Aerial photographs for the site dating 
from 2014 show that more than half the site has well established vegetation cover including mature trees. This combined with areas of exposed and semi-exposed chalk, 
suggests biodiversity of the site is likely to be high and would qualify as CWS.  Reference needs to be made to the restoration plan to identify the future baseline. Baseline 
Biodiversity Units will need to be calculated for both the current and future baselines for that part of the site which is developed.   
The site is well connected to habitats beyond the site due to the proximity of the railway corridor and mature trees lining the A36. The site has good potential for protected 
species and wildlife generally including breeding birds (including Schedule 1 species), reptiles, invertebrates, badgers, dormice and plant communities. Surveys will be 
required (these will be extensive and potentially difficult to undertake) and any of these species may significantly constrain development due to the need to translocate 
potentially high populations.   

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  
 

The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. Mitigation strategy required for River Avon SAC (Phosphate) and New Forest 
SPA (recreational pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be reviewed in light of latest monitoring. 
The site does not present a risk to any European sites, or SSSI’s from the effects of increased recreational pressure due to the lack of access opportunities near such sites 
locally. Bemerton Heath CWS lies less than 500m away in distance but probably no direct access therefore need to be accessed by car. Impacts unlikely.  
Given the site is already well on the way to reaching the restoration goals, it is likely that the development area will need to be compensated for entirely off-site. The area 
required for offsetting will be significantly larger than that lost to development accounting for the various allowances noted above. Significant additional land will be required 
to achieve biodiversity net gain; mitigation would therefore not be possible to achieve on site. The expected requirement for Biodiversity Units should be calculated to 
understand the size of compensation site required.  

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). There are no LGS within or in close proximity to this site. 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

The development of the site for housing would have the potential to increase public access to designated/non-designated biodiversity features. This may lead to a 
detrimental increase in recreational pressure on potential protected species and habitats in the local area. 
Calculating net biodiversity gain for this site will be complicated. Both the existing baseline and the future baseline will need to be taken into account to ensure the final 
restoration plan is met for the original quarry development and an allowance is made for the delay in reaching the final restoration objectives, for splitting the restoration plan 
across more than one site (one large site is inherently ecologically more valuable than 2 or more sites of the same area) and for any reduction in habitat continuity. 

Assessment outcome (on balance): Major (significant) adverse effect 
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Summary of SA Objective 1 

• The site is the former Quarry which has been the subject of a detailed minerals restoration plan for biodiversity post chalk extraction.  

• Aerial photographs show that more than half the site has well established vegetation cover including mature trees. This combined with areas of exposed and semi-exposed chalk, suggests biodiversity 
of the site is likely to be high and would qualify as a CWS.   

• Reference needs to be made to the restoration plan to identify the future baseline. Baseline Biodiversity Units will need to be calculated for both the current and future baselines for that part of the site 
which is developed.   

• The site is well connected to habitats beyond the site due to the proximity of the railway corridor and mature trees lining the A36. The site has good potential for protected species and wildlife generally 
including breeding birds (including Schedule 1 species), reptiles, invertebrates, badgers, dormice and plant communities.  

• The strategic HRA issues for the River Avon, New Forest and Salisbury Plain apply to this site. Mitigation strategy required for River Avon SAC (Phosphate) and New Forest SPA (recreational 
pressure). Also, the mitigation strategy for Salisbury Plain SPA needs to be reviewed in light of latest monitoring. 

• Given the site is already well on the way to reaching the restoration goals, it is likely that the development area will need to be compensated for entirely off-site. The area required for offsetting will be 
significantly larger than that lost to development accounting for the various allowances noted above.  

• Additional land will be required to achieve biodiversity net gain; mitigation would therefore not be possible to achieve on site.  

• Overall, major adverse effects are considered likely against this objective and it is recommended that the site is not considered further. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

It is considered that the development of the site could deliver appropriate densities in line with local planning policy and available evidence.  
 

2. Maximise the reuse of 
Previously Developed Land? 

Development would take place on land previously in use as a quarry so likely to be positive against this question, although site not strictly PDL. There would be no loss of 
agricultural land. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

Land needs restoration after former quarrying and industrial processing plant uses.  
 
A comprehensive contaminated land assessment would be required, including assessment for BCPs, before proposals for development put forward. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Given the former use of this site there is no likely loss of BMV agricultural land from developing this site. 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

This site has a long history of chalk extraction which has now ceased. Development would not lead to sterilisation as the resource has been extracted.  

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 

It is considered possible to incorporate sustainable waste management facilities and integrated recycling infrastructure into the layout and design of any development. The 
Salisbury Household Recycling Centre is located at Churchfields Industrial Estate which is approx. 2km from this site.  
 
Part of this site is a waste allocation (Wiltshire and Swindon Waste Site Allocations Local Plan 2013) including for Materials Recovery Facility/Waste Transfer Station, Local 
Recycling and Waste Treatment. Therefore, development for other uses would likely not be in accordance with this adopted policy. 
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through integrated recycling 
infrastructure? 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 2 

• Development would take place on land previously in use as a quarry therefore no loss of agricultural land. 

• Land needs restoration after former quarrying and industrial processing plant uses. A comprehensive contaminated land assessment would be required, including assessment for BCPs, before 
proposals for development are put forward. 

• This site has a long history of chalk extraction which has now ceased. Development would not lead to sterilisation as the resource has been extracted.  

• Part of this site is a waste allocation (Wiltshire and Swindon Waste Site Allocations Local Plan 2013) and development for other uses would likely not be in accordance with this adopted policy 

• Overall, moderate adverse effects are considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is covered by Source Protection Zone 2. This is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based loosely on 
consideration of the minimum time required to provide delay, dilution and attenuation of slowly degrading pollutants. It does not require an assessment as to whether it poses 
an unacceptable risk to the source of supply. The site is not covered by a Drinking Water Protected Area or a Drinking Water Protected Safeguard Zone.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses.  
Consultation with the Environment Agency may be required to determine the likely effects of development within the Source Protection Zone. Reference should also be 
made to Wiltshire Council’s Groundwater Management Strategy 2016. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of 
surface water flooding from impermeable surfaces.  As this site covers a Source Protection Zone, the extent to which Sustainable Drainage systems can be used may be 
affected. 
The River Avon Special Area of Conservation (SAC) runs through the Salisbury area. Provisions will need to be made to ensure there are no negative downstream impacts. 
According to the River Avon SAC planning forum, where proposals have the potential to affect the SAC, early discussions with the Local Planning Authority, (who may also 
consult Natural England and the Environment Agency) are essential before proposals are finalised. For developments which could have water supply and sewage disposal 
implications, water companies should also be consulted. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex water has provided information about the impact planned development will have on the STW at 
Salisbury. According to Wessex Water, growth investment is planned for the Salisbury STW during AMP7 (2020-2025). Therefore, it is thought that the STW will be able to 
support the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount).  
It is very probable that this site will require significant investment in water, sewerage and drainage infrastructure to serve this level of development. There is no evidence to 
suggest that development of this site for housing and/or employment could not be supported by adequate infrastructure to cope with demand. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Moderate (significant) adverse effects 

Summary of SA Objective 3 

• The site is covered by Source Protection Zone 2, meaning there is a 400-day travel time from pollutant to source. 

• The site is not covered by a Drinking Water Protected Safeguard Zone or a Drinking Water Protected Area  
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• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This is particularly the case when designing Surface Water 
Drainage Systems where techniques such attenuation and infiltration may be limited.  

• Consultation with the Environment Agency may be required to determine the likely effects of development within the Source Protection Zone. 

• Provisions will need to be made to ensure there are no negative downstream impacts to the River Avon SAC.  

• Where proposals have the potential to affect the SAC, early discussions would be required with the Local Planning Authority and potentially other stakeholders.  

• According to Wessex Water, it is thought that the STW that serves Salisbury is expecting growth investment during AMP 7 (2020-2025). It is thought that the STW will be able to support the increased 
capacity planned for in the current strategy.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development, due to the increase in demand.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, given the increased demand on water resources and the location of Source Protection Zone 2, moderate adverse impacts are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases.  
The site is adjacent to the A36 and railway line. Road traffic noise will need to be assessed and mitigated against to meet levels recommended in BS8233:2014.  

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Salisbury has three Air Quality Management Areas (AQMAs) in respect of the nitrogen dioxide annual mean objective. Exceedances exist on A36, A30 and at several 
hotspots in the city centre. Significant traffic management measures are needed to remove levels of traffic from the A36 in particular.  
 
If site allocations are made in the LPR, CIL/S106 contributions will be required to enable the council to take actions to enable the revocation of the AQMAs. 
 
 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 4 

• Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases. 

• Road traffic noise from the A36 and railway line will need to be assessed and mitigated however, given the size of the site, this may not have a significant impact on number of dwellings. 

• Salisbury has three Air Quality Management Areas (AQMAs). Exceedances exist on A36, A30 and at several hotspots in the city centre. Significant traffic management measures are needed to 
remove levels of traffic from the A36 in particular and development here is likely to increase traffic levels on the A36. CIL/S106 contributions will be required to enable the council to take actions to 
enable the revocation of the AQMAs 

• Overall, given the size of the site and the current situation with road network capacity and congestion in Salisbury, and this site being adjacent to the A36 and likely to increase traffic levels on the A36 
in particular, moderate adverse effects are considered likely. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 
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1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

A site of this size has the potential to produce greenhouse gases through the construction and occupation of the development. However, mitigation measures can be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
delivering sustainable transport.  
It may be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space. Low carbon community 
infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

The whole site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is a 
distributary of the River Nadder which runs in a west-east direction, approximately 600 m to the south of the site. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

The site is not considered vulnerable to surface water flooding. There is a low risk to 10% of the site associated with groundwater levels that are between 0.5 – 5m below the 
ground surface. Groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations will 
be required. Cumulative impacts have been scored high. More stringent policy with regards the control of surface water discharges from new development is required. The 
site will require a Flood Risk Assessment to ensure there is no flood risk to site and that development of this site won’t exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 

The size of this site will allow for the provision of areas of open space, but much of what is currently greenfield agricultural land will be developed. Enough land would need to 
be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or 
bettering current greenfield infiltration rates. Minimal impact from groundwater levels allows for increased opportunity to use SUDs features. Areas currently at risk of fluvial 
flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement and Green Infrastructure.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• The whole of this site is in Flood Zone 1.  

• Flood risk could be exacerbated by climate change. Although development could avoid risk, it may worsen the risk elsewhere. 

• Cumulative impacts have been scored high. More stringent policy with regards the control of surface water discharges from new development is required. 
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• There is a low risk associated with high groundwater level across 10% of the site. Groundwater investigations would be required to determine whether the risk could be mitigated. 

• It would be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. These 
emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development that can 
reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is thought that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. However, given that there is some risk associated with high groundwater levels and the potential for the development to worsen flood risk elsewhere, minor adverse 
effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is one of the larger sites in Salisbury and so presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the 
use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

This is one of the larger sites in Salisbury, meaning energy demand will be higher. Further evidence would be required to understand whether investment in the grid would be 
required for a site of this size in Salisbury which may entail significant costs. However, according to the Swindon and Wiltshire Local Energy Strategy (2018), at present the 
bulk supply points (BSP) in Wiltshire are within their capacity limits. 
Currently, the substations in Salisbury are also unconstrained in relation to generation availability and it is considered that they could support increased generation capacity.  
It is unknown how the site would be bought forward therefore further evidence would be required to understand whether investment in the grid would be required for a site of 
this size in Salisbury. If the site was able to support its own renewable energy then the site would be less likely to depend on the grid.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable some economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?        

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Moderate (significant) positive effect 
 

Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create some 
economic and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  
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• It is thought that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this. 

• If the site were to be bought forward with its own self-supporting network using renewable energy generation, the site may not need to depend on the grid.  

• Overall, given the opportunity for future renewable energy generation, but considering the increase in demand this development would create, moderate positive effects are considered likely against 
this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

There are no designated conservation assets affected. 

The site has low value features including Undated burnt and worked flints of modern date were found during two evaluations at the centre of the site. Further investigation is 
likely needed during a planning application process in the south west area of the site, where quarrying has not occurred, and medieval settlement remains may be present.  
Based on evidence that is currently available and known, the site appears to be not heavily constrained by archaeological remains.  Following further investigation, mitigation 
strategy could include preservation by record where preservation in situ is not required.  Following the application of suitable mitigation strategies, the potential for significant 
adverse archaeological effects is low. 

The site is characterised as C21 Whiting Works of low historic landscape character value.  The site comprises part of a wider network of weak continuity, where landscape 
character has been subject to change. No mitigation strategy identified at this stage. The potential for significant adverse historic landscape effects is very low. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high-
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site could deliver development that maintains and enhances the distinctiveness of settlements through 
high quality design. No details of any potential future development scheme or design and layout are currently known. Development of the site would have the potential to 

appropriately protect and enhance designated heritage assets according to their significance.  

The site is not located near to a conservation area.   

 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 7 

• There are no designated conservation assets affected. 

• The potential for significant adverse historic landscape effects is very low. 

• The potential for significant adverse archaeological effects is low. 

• Overall, minor adverse effects are considered likely against this objective with mitigation likely to be achievable. 
SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The site lies on the western outskirts of Salisbury, on a former chalk pit to the west of the suburb of Westwood.  There is an area of residential development (Fugglestone Red) 
on the A360 that is under construction. Cranborne Chase and West Wiltshire Downs AONB is approximately 3km to the west and Wilton Registered Park and Garden (Grade 
I) approximately 200m to the southwest. 
The site is located on the lower slopes, of the River Nadder valley.  The land use as a chalk pit has locally altered the topography of the site.  The valley slopes continue to 
rise to the north of the site, forming part of the chalk plain between the River Wylye and River Avon. 
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The site comprises of an unrestored former chalk pit that is encompassed by trees and shrubs across spoil mounds and strong tree belts along the railway to the south and 
field boundaries to the north and west.  An electricity sub-station is located in the southwest of the site.  The site is located within a locally wooded landscape within the river 
valley, which encompasses Quidhampton and Fugglestone St Peter to the south and west of the site, and continues through Wilton Registered Park and Garden to the 
southwest.  
The site forms part of the landscape that separates the extended west edge of Salisbury from the rural settlements of Quidhampton, Fugglestone St Peter and Wilton.  

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high-
quality, inclusive design of 
buildings and the public 
realm? 
 

In accordance with national policy/local plan policy, the development of the site would have the potential to appropriately protect and enhance the intrinsic character and 
scenic beauty of the countryside. While development would have an effect on the landscape, the site is of a size whereby landscape mitigation could be employed by limiting 
the density and scale of development to avoid it being conspicuous in the rural landscape and the retention of trees as part of a mature landscape framework to maintain 
treed skylines and separation of the site from rural settlements and Registered Park and Garden. 
Overall, it is considered that the site is of generally medium landscape sensitivity to development, with higher sensitivity attributed to the surrounding tree belts.  The site has 
medium capacity to accommodate development.    
The following opportunities have been identified: 

• Seek opportunities as part of site masterplanning to conserve and augment tree belts where appropriate as part of the landscape strategy for the site, to create a well-
integrated, soft settlement edge that maintains separation from the nearby rural settlements 

• Seek opportunities to screen visually intrusive development where appropriate with the landscape character 

• Seek opportunities to enhance the sense of place through use of appropriate building materials and housing densities in respect of new development. 
Development with the proposed landscape mitigation on this site would have a minor adverse effect on the SA objective to conserve and enhance the character and quality 
of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 

3. Protect and enhance 
rights of way, public open 

space and common land? 

In accordance with local plan policy, the development of the site would protect and could add to the existing rights of way network, public open spaces and common land 
assets. Development in this location would not result in loss of amenity greenspace.  
There are no Public Rights of Way within or adjacent to this site.  
 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 8 

• The site is located on the lower slopes of the River Nadder valley and a former chalk pit. 

• The site is of generally medium landscape sensitivity to development, with higher sensitivity attributed to the surrounding tree belts.  The site has medium capacity to accommodate development. 

• There are no Public Rights of Way within or adjacent to this site.  

• Overall, given that development with the proposed landscape mitigation on this site would have a minor adverse effect, development of the site would protect and could add to the existing rights of 
way network, public open spaces and common land assets, minor adverse effects are likely. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 
 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Salisbury affordability ratio is 5.02. This is higher than the Wiltshire average of 
4.76 based on the same dataset. The record of delivery of homes in the City has been exceeding delivery expectations in more recent years, although overall delivery of 
housing at Salisbury has been below WCS planned rates. Affordable housing delivery has struggled to achieve target rates of 40%.  
This site is capable of bringing forward up to approximately 445 new homes and it is expected that a proportion of affordable homes will be sought as part of any housing 
development of this scale. The proportion of affordable homes to be delivered by this site will be set out through strategic policies in the Local Plan. However, the quarry and 
other physical characteristics of the site may be considerable constraints in bringing forward homes, nonetheless the land has the potential to deliver a reasonably wide 
range of house types and sizes.  
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2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

The developable area of this site is likely to be relatively modest in size and has potential to accommodate a wide range of house types and sizes. The site therefore 
presents an opportunity to meet a range of needs for different house types and sizes. As a result, the site should be able to support a good number of high-quality, 
sustainable homes of different types and tenures, meaning that social benefits are likely to arise from the development of this site for housing.  
 

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 9 

• It remains unclear how much of this site is developable for housing.  

• If the site were able to achieve a number of homes in the region of 445, then it is likely to result in social benefits for the local area due to an increase in access to range of homes at Salisbury.  

• Ultimately this site could deliver some housing and any scheme is likely to incorporate a mix of house types and sizes.  

• Overall, due to the potential of this site to deliver housing and social benefits a minor positive effect is considered likely.  

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 
 

The IMD 2019 identify this site as being situated in a more socially deprived area. Development for employment or housing at this site is therefore likely to lead to social 
benefits in the local area, including benefits of social cohesion.  
The level of affordable housing that would be required is yet to be determined, however considering the potential to deliver up to circa 215 homes of all types and tenures, it 
could deliver a good level of affordable housing and may be capable of exceeding the current requirement in local policy for 40% affordable housing in meeting the needs of 
those on low incomes or who cannot afford to buy their own home.  
Overall, there would be significant social and economic benefits for the Salisbury area through housing provision, short-term construction jobs and a larger workforce for local 
businesses. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

Salisbury City Centre is situated approximately 2.7km to the east of this site. This site is poorly connected to the City Centre through sustainable transport modes. 
Development at this site should look to ensure sustainable transport measures to improve accessibility to the city centre. Development could be able to take opportunities to 
incorporate onsite amenity greenspace and create linkages to existing GI assets, including Boys Meadow Withybed, to encourage mental health benefits through new 
development.   
Housing development at this site could generate the need for 41-58 early years places, 99-138 primary school places and 70-98 secondary places. In meeting the upper end 
of these needs, development would be required to provide a site and financial contributions for a new onsite nursery and expansion of Old Sarum Academy through financial 
contributions. In meeting primary needs, St Peter’s Primary School on the allocated Fugglestone Red site to the north can be expanded by 105 places. This would only be 
able to support 340 new homes on this site. Financial contributions would also be sought in ensuring that this provision is delivered.    
This site has poor connectivity to existing health provision. The site is situated approx. 0.5km to the west of Bemerton Heath Surgery. GP provision in Salisbury was forecast 
as being subject to a positive capacity gap by 2026, due to increased provision at Salisbury Medical Practice. There is a planned extension to the hospital. Individual 
surgeries are facing shortfalls, with the Wilton branch surgery closing in Aug 2020. Expanded services are to be offered by Porton and Winterslow branch surgeries following 
this. As a result, while there may be some negative effects on the capacity of individual surgeries, the location of development is not considered to affect the delivery of 
health services in the City. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, 
Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The size of this site suggests it would be able to support informal greenspace and would be less likely to support formal recreational space alongside housing or employment 
land. The site benefits from close proximity to Boys Meadow Withybed, but recreational pressures on this site is a consideration and development need to ensure that effects 

from social use on the SSSI are limited, while also unlocking the potential for social benefits.  

Opportunities for mixed-use development on this site are limited, but a scheme incorporating both housing and economic land is more likely to be achieved ahead of a 

development incorporating social infrastructure/community facilities.    
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4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Salisbury would be unlikely to make a contribution to the reduction of rural social isolation due to the positioning of the site on the edge of 
Salisbury. The site would be serving Salisbury primarily. There may be some benefits of new affordable housing arising from development of the site in combination with 
existing allocations if the site were to come forward for housing, but the positive social impacts from this site alone are not likely to be vast.  

Assessment outcome (on balance): minor positive effect  

Summary of SA Objective 10 

• The site is situated in a more deprived area and is therefore more likely to have social benefits for the local area through development for housing and employment uses.  

• Education needs arising from this site are likely to be supported through financial contributions. However, the level of housing would have to be limited to 340 new homes in ensuring that primary place 
needs could be met.  

• Housing development at this site should look to suitably enhance local health provision.  

• While this site is less likely to support recreational greenspace on the site, it may be able to support offsite GI assets.    

• Overall, although housing should be restricted to ensure that primary places can sufficiently be met a minor positive effect is likely.  

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

This size of site is considered capable of incorporating mixed-uses into the design and layout. However, development is likely to increase vehicular movements on local 
roads. 
 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

The site cannot derive access from Penning Road by virtue of a weight restricted, poorly maintained, narrow rail bridge, high gradients down to Wilton Road and a very poor 

junction onto the A36. A new railway bridge and new junction onto Wilton Rd would likely be very expensive. 

Access to the north of the site to Fugglestone Red would require 3rd party land and would need access through the adjacent Academy Site which is unlikely to be achievable 

due to existing building footprint and child safeguarding issues.  

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: There is pedestrian/cycle access to Penning Road, however this only provides access to the wider network at the Academy Site 650m to the north or at 
Wilton Road where there is a narrow footpath on the opposite side of the road. Despite the potential pedestrian/cycle only access onto Penning Road, access to active travel 
is considered poor as there is limited access in an east west direction and facilities on the connecting Wilton Road are considered insufficient.  
Bus: There are relatively close bus stops on Wilton Road, however these are not well served by pedestrian access and significant works would be necessary to make them 
acceptable. The next nearest stops are over 650m away and are therefore considered beyond reasonable walking distance. Should the site form a continuous link with 
Fugglestone Red, then there may be an opportunity to link buses from Wilton Road to the A360 which may result in some more efficient service provisions. 
Rail: The site is beyond 3km from the Rail Station and hence this is beyond any reasonable walking distance. Access by cycle is feasible, however appropriate routes are 

likely to route through Bemerton Heath along tortuous residential roads, rather than along Wilton Road. 

Service Vehicles: There is currently no sufficient access for service vehicles. 

Assessment outcome (on balance): major (significant) adverse effect 

Summary of SA Objective 11 

• This size of site is considered capable of incorporating mixed-uses into the design and layout. However, development is likely to increase vehicular movements on local roads. 
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• The site cannot derive access from Penning Road by virtue of a weight restricted, poorly maintained, narrow rail bridge, high gradients down to Wilton Road and a very poor junction onto the A36. A 
new railway bridge and new junction onto Wilton Rd would likely be very expensive. 

• Access to the north of the site to Fugglestone Red would require 3rd party land and would need access through the adjacent Academy Site which is unlikely to be achievable due to existing building 
footprint and child safeguarding issues. 

• Pedestrian/Cycle: There is pedestrian/cycle access to Penning Road, however this only provides access to the wider network at the Academy Site 650m to the north or at Wilton Road where there is a 
narrow footpath on the opposite side of the road. 

• Bus: There are relatively close bus stops on Wilton Road, however these are not well served by pedestrian access and significant works would be necessary to make them acceptable. There may be 
an opportunity to link buses from Wilton Road to the A360 which may result in some more efficient service provisions. 

• Rail: The site is beyond 3km from the Rail Station and hence this is beyond any reasonable walking distance. Access by cycle is feasible. 

• Site specific mitigation: New railway bridge and new junction with Wilton Road, or access through the Academy site which would involve 3rd party land; all of which are deemed very difficult and 
expensive and may not be viable given likely quantum of development able to be located on site. 

• Necessary strategic mitigation: Delivery of Salisbury Transport Strategy. 

• Overall, given the significant issues noted above with access, major adverse effects are considered likely against this objective with mitigation not realistically achievable. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

Salisbury City Centre is situated approximately 2.7km to the east of this site. This site is poorly connected to the City Centre. The distance of the City Centre suggests that 
the site would be less like to help support it, despite the modest size of the site.  

 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

This site has undetermined access, although it is positioned in close proximity to the A36. It is approximately 3.8km to the south-west of Old Sarum Principal Employment 
Area and 4km to the north-west of Southampton Road Principal Employment Area. The site is also situated less than 2km away from Churchfields Industrial Estate to the 

south-east.  

Depending on the developable area of this site, it may be able to meet different needs for employment uses and may be attractive to higher skilled employment uses. This 
would lead to benefits for the local economy.  

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

The redevelopment of this quarry site is likely to have positive impacts on the local economy and the medium size of the site suggests that it may go some way to meeting a 
range of employment needs. However, access to the site and the developability remain unclear. Opportunities for positive economic impacts are likely to be apparent if these 
factors are overcome.    
 
There may be some opportunity to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable 
and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

This site is medium sized and positioned in close proximity to existing residential land. It may have some potential as a mixed-use development opportunity, but the site may 
be more suited for use solely as employment land given its previous use for mineral extraction.  

This would have socio-economic benefits of introducing new employment opportunities in a built up area.  
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Assessment outcome (on balance): minor positive effects  

Summary of SA Objective 12 

• If this site is able to support new employment land then it is likely to lead to positive effects for the local area. The extent of these effects will be clearer through understanding the developable area of 
the site at Stage 5.  

• Nonetheless, positive economic effects from use of this land for employment are likely to be apparent.  

• Given the location and access constraints, it is unclear to what extent this site would be able to support existing employment land through new housing.  

• Overall, if physical issues with the site can be overcome then it has the potential to lead to minor positive effects against this objective.  
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SA Annex II - Trowbridge Principal Settlement: Sites Assessment 

 

Trowbridge Site Number and SHELAA ref(s): Site 1 (SHELAA site 3644) 
Site size: 2.69 ha   Site capacity: approximate range 67-94 dwellings 
Site description: This site is greenfield and in agricultural use. It is located to the east of Trowbridge and bounded by residential development to the north, east and west and open countryside to the 
south. West Ashton Road lies adjacent to the site in the west. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 
 

There would need to be up to a 30m buffer adjacent to Trowbridge Lodge Park. Many trees at the park have the potential to support roosts of Bechstein’s bats and the park 
may be used by Bechsteins’ and horseshoe bats for foraging. There is an increased risk to bats from lighting and premature death and removal of mature trees. 
Development of land to the south would need to be sufficiently far away so as not to jeopardise retention of these trees as the water demand of mature trees on shrinking 
clay can cause subsidence in buildings 30m away or more. There is a need to buffer core bat habitat in accordance with the Trowbridge Bat Mitigation Strategy (TBMS).  The 
need to demonstrate net gain through the Biodiversity Metric. On the basis of recorded information, any subsequent development proposals would need to be informed by an 
ecological assessment in order to determine the scale and location of development alongside potential mitigation measures. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

The site lies within the Bath & Bradford on Avon Bats SAC core area for Bechstein’s bats and lies within the grey hatched zone (medium risk for effects of recreational 
pressure) and yellow zone (medium risk for effects of habitat loss) in the TBMS. The site is situated between the Green Lane Woodland Complex CWS and Biss Meadows 
CWS. The Blackball Brook tributary runs along the southern boundary of the site and links these two wildlife sites. The site was historically part of Green Lane Wood and 
could be remnant ancient woodland. It lies adjacent to priority habitat including running water and broadleaved / mixed woodland. All three SAC species could commute 
through the site and use the adjacent Trowbridge Lodge Park for roosting, foraging and commuting.   
Half of the site lies within flood zones 2 and 3 of the Blackball Brook tributary.  

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

The development of the site for housing would have the potential to increase public access to designated/non-designated biodiversity features. This may lead to a 
detrimental increase in recreational pressure on identified protected species and habitats in the local area.  
In line with national policy, local plan policy and standing advice from relevant bodies, the development of the site would have the potential to make suitable provision for 
buffers to recognised green/water course corridors. Protection should be given to mature hedgerows and trees along the boundaries of the site where possible. Given the 
size of the site there would be the potential to make suitable provision for buffers to protect any biodiversity features and the provision of public open space which may give 
opportunities for biodiversity enhancement.  The site has direct access to Biss Meadows country park and associated play space. Play space (particularly for youth) is 
lacking in the area and due to its location, this site would be accessible by residents in the wider area. 
It is recommended that developers and their consultant ecologists use the Defra Biodiversity Metric 2.0 (currently a Beta version but available to use and continually updated 
throughout its development), to demonstrate that net gain for biodiversity can be achieved through good design and inclusion of new features with function for biodiversity.  A 
minimum of 10% net gain for biodiversity should be required within individual sites and overall design o should help ensure that habitat creation within individual sites, 
provides connectivity to adjacent or nearby habitat areas.   

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 1 

• The site lies within the Bath & Bradford on Avon Bats SAC core area for Bechstein’s bats and lies within the grey hatched zone (medium risk for effects of recreational pressure) and yellow zone 
(medium risk for effects of habitat loss) in the TBMS.  
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• The site is situated between the Green Lane Woodland Complex CWS and Biss Meadows CWS. The Blackball Brook tributary runs along the southern boundary of the site and links these two wildlife 
sites.  

• The site has potential for roosting, foraging and commuting bats.   

• Any subsequent development proposals would need to be informed by an ecological assessment in order to determine the scale and location of development alongside potential mitigation measures. 

• The site is in an ideal location to provide green infrastructure and there is scope for considerable ecological mitigation and enhancement in the buffers, however the resulting developable area could 
be small in area.  

• While the interest on the site is potentially of high significance, with adequate mitigation there would be no harm to the interest. 

• On balance, moderate (significant) adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

It is considered unlikely that development of this site could significantly maximise efficient use of land given the proximity of existing residential areas to the north, east and 
west and the watercourse to the south which would require land to be left undeveloped. 

2. Maximise the reuse of 
Previously Developed Land? 

This site is greenfield and in agricultural use, therefore opportunities to maximise PDL are very limited.  

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. However, a more detailed assessment 
of the site would be required prior to any development coming forward. If subsequent evidence suggests the presence of land contamination, a remediation and mitigation 
strategy would be required. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this site as consisting of Grade 4 BMV agricultural land. Development of this site would therefore lead to a permanent loss of lower quality agricultural land. 
Given the smaller size of the site, significant adverse effects are unlikely. 
 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 
resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

There are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be incorporated successfully into the layout and 
design of development. The Trowbridge Household Recycling Centre is located at Canal Road Industrial Estate in the north of Trowbridge which is in reasonable proximity 
by car to this site. 
 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 2 

• A relatively small, greenfield site. Does not contain any PDL. Development would lead to a loss of lower quality agricultural land. 

• Site may not be able to deliver appropriate densities given proximity of nearby residential areas and watercourse.  
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• Based on available evidence, it is considered unlikely that remediation measures for contaminated land would be required but further assessment is needed. 

• The site is not located within a designated Mineral Safeguarding Area. 

• No known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be incorporated into a development. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will still need to make suitable provision to protect and, 
where appropriate, improve local surface and groundwater quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and ensuring that 
runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from 
impermeable surfaces. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex Water has provided information about the impact planned development will have on the STW at 
Trowbridge. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) it is considered that 
improvements are highly likely to be required because AMP 6 investment does not cover residual requirement (3924). Further investment is likely approximately 2030. This is 
subject to further detailed review. Further evidence would be required to establish whether this site could be developed prior to STW improvements.  
As this is a smaller site, less investment would be required for water, sewerage and drainage infrastructure to serve this level of development. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This needs to be considered when designing Surface 
Water Drainage Systems.  

• Wessex Water consider that the STW that serves Trowbridge would require improvements to cope with a large increase in development, which would require significant investment.  

• As this is a smaller site, further evidence would be required to understand whether the STW could withstand this amount of development without significant investment.   

• Investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, although there will be increased pressure on water resources, this is a smaller site and may therefore be able to be supported by the current STW without too much investment. Therefore, 
minor adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

Development of this site will inevitably increase levels of environmental pollution, including noise, light and vibration – both during construction and operational phases, as 
will any required transport infrastructure. Development will be taking place in an area which is currently open countryside, albeit adjacent to residential areas to the north and 
west. However, there are minimal constraints overall. Road traffic noise will need to be assessed and mitigation included in the design and layout of dwellings closest to 
West Ashton Road. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 

Impacts on local air quality are most likely to arise from an increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the 
development.  
There are currently no exceedances of air quality objectives in Trowbridge in the areas that have been monitored. 
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areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

This site on its own is unlikely to have significant adverse effects on air quality. However, potential cumulative effects of a number of different allocations would need to be 
considered in terms of the context of the town and location of services for any allocations, the congestion that exists and that may be added to. An Air Quality Assessment 
(AQA) for this site would be required, focused on the impact on the narrower more congested streets in the town and the cumulative effects of all proposed allocations. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  

 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 4 

• This is a relatively small site, but development will inevitably increase levels of environmental pollution locally, including noise, light and vibration – both during construction and operational phases, 
as will the required transport infrastructure. However, the site will already be affected somewhat from residential development to the north, east and west.   

• Impacts on local air quality are most likely to arise from an increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the development.  

• This site on its own is unlikely to have significant adverse effects on air quality. However, potential cumulative effects of a number of different allocations would need to be considered in terms of the 
context of the town and location of services for any allocations, the congestion that exists and that may be added to. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

As this is a smaller site, it is considered that far fewer emissions would be produced during the construction and occupation of the site. Mitigation measures can still be 
applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable 
energy and delivering sustainable transport. 
It would be possible for a development of this scale to include renewable energy generation; however, this would mainly be within buildings rather than areas of open space. 
Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

It is not considered possible for all new development to be located within Flood Zone 1. 55% of the site may be unsuitable, due to being too high risk, subject to the exception 
test. The areas of moderate flood risk are related to a tributary of the River Biss which runs along the south of the site.    
Wide buffer zones should be left adjacent to the River with significant biodiversity enhancement and Green Infrastructure. This would result in the loss of developable land. 
Consideration should be given to sequentially planning the development of the site to ensure that the risk of flooding is alleviated. Further detailed modelling work (SFRA 
Level 2) may be required to substantiate which parts of the site can be developed without risk of flooding from fluvial sources. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 

There is significant flood risk to some of the site associated with both fluvial and pluvial surface water flooding, which may be exacerbated by climate change. The highest 
fluvial risk on site, located in Flood Zone 3a covers 55% of the site. This is the area around the south of the site and is associated with the watercourse. The highest pluvial 
risk on site (3.3% chance of flooding each year) covers 42% of the site and follows a similar pattern to the fluvial risk. There is a medium pluvial flood risk across 56% of the 
site. This means each year, there is a 1% chance of this area flooding, considering increased risk due to climate change. Finally, there is a low pluvial flood risk across 60% 
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without increasing flood risk 
elsewhere? 
 

of the site. Each year, this area has 0.1% chance of flooding. It is thought to be unlikely that development could avoid these areas and could worsen the flood risk elsewhere 
if surface water isn’t managed sustainably. Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from 
new development is required. A detailed Flood Risk Assessment and Surface Water Drainage Strategy would be required to identify and mitigate flood risk and to ensure 
flood risk isn’t worsened elsewhere.  Further detailed modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site would need to incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is a small site in, there may not be much provision for large areas of open space, however there will be less greenfield land lost. Enough land would need to be set 
aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or bettering 
current greenfield infiltration rates. Areas currently at risk of fluvial flooding should be protected with wide buffer zones that incorporate significant biodiversity enhancement 

and Green Infrastructure.   

Assessment outcome (on balance): Moderate (significant) adverse effect   

Summary of SA Objective 5 

• It is not considered possible for all development to be in Flood Zone 1  

• Areas of moderate fluvial flood risk are associated with a tributary of the River Biss to the south of the site. This means 55% of the site is potentially undevelopable.  

• Wide buffer zones should be left adjacent to those watercourses with significant biodiversity enhancement and Green Infrastructure.  

• Flood risk could be exacerbated by climate change.  

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 

• There is also a significant risk associated with pluvial flooding across 42% of the site and a moderate risk across 56% of the site which follows a similar pattern to the fluvial risk. This would need to 
be mitigated by an appropriate surface water management strategy.  

• It would be possible for this development to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change.  

• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is considered that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. It is not considered possible for new development to be in flood zone 1. Given the significant surface water flood risk on the site, moderate 
(significant) adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

As this is one of the smaller sites in Trowbridge, there may be less open space available for opportunities to support energy generation from renewable and low carbon 
sources. There may still be opportunities for renewable energy generation on a smaller scale, for example, solar panels on roofs. As there will be fewer homes on this site, 
demand will be lower. To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy 
from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas and options for renewable and low carbon energy sources; and  
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• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 
 

As this is a smaller site, there would be less demand on the current infrastructure. At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, 
according to the Swindon and Wiltshire Local Energy Strategy (2018). Currently, the substations in Trowbridge are unconstrained in relation to generation availability and it is 
considered that they could support increased demand brought on by new development.  
It is not known how the site will be brought forward - if the site was able to support its own renewable energy then the site would be less likely to depend on the grid, however 
it is considered that this site may struggle to allocate much open space for renewables.     

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size would enable less economic and employment opportunities in sustainable green technologies. There may be parts of the site that could 
be suitable for renewable and low carbon energy sources and supporting infrastructure however it is considered that most of the site will be used for development to improve 
viability. With less renewable energy generation on site there are fewer possibilities for development to draw its energy supply from decentralised, renewable or low carbon 
energy supply systems onsite and for co-locating potential heat customers and suppliers. However, being a smaller site, there will be a lower energy demand.  

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations? 

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
  
Summary of SA Objective 6 

• It is considered that a site of this size would not support large-scale renewable energy generation or create economic and employment opportunities in sustainable green technologies as there is 
limited space available. It would still be possible to generate renewable energy on a smaller scale. 

• There will need to be a positive strategy for energy from renewable sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• As this is a smaller site, energy demand will be less. However, it is considered that there may be less opportunity for large-scale renewable energy production, so the site will likely still depend on the 
existing grid.  

• It is considered that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this.   

• Overall, given that this is a smaller site, energy demand will be less than that of a larger site. However, there may be less opportunity for large-scale renewable energy opportunities. Nevertheless, 
there may still be opportunities for small scale renewable energy generation, therefore minor positive effects are considered likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 

There are no designated conservation assets effected by potential development of this site. 
The site has medium value features including a former deserted post medieval settlement identified during evaluation in eastern extent of the site.  There are various 
features of low value including Former route of West Ashton Road travels through the site. There are water meadows around the site which are of little archaeological 
importance. 
Further investigation is likely to be needed in the form of geophysical survey and subsequent trial trenching.  Based on evidence that is currently available and known, the 
site appears to be not heavily constrained by archaeological remains.  Following further investigation, mitigation could include avoidance of high value archaeological 
remains where preservation in situ is likely to be required, potentially in the eastern area of this site where further Medieval remains may be located.  Also, mitigation strategy 
could include preservation by record where preservation in situ is not required. Should preservation be part of a mitigation strategy, opportunities to interpret and enhance 
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appropriate, undesignated 
heritage assets and their 
settings?  

understanding and / or improve land management regimes could be taken forward. Following the application of suitable mitigation strategies, the potential for significant 
adverse archaeological effects is low. 
On site there is a Post Medieval to 21st century Meadows that are highly sensitive and rare within the area. A small area in the east is within an area characterised as C21 
urban development. The site comprises part of a wider network of weak continuity, where landscape character has been subject to change.  
Further research is likely needed to determine the survival and extent of water meadows on the site, possibly via site survey. Mitigation strategy could include avoidance of 
surviving historic landscape features, such as meadows. Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape 
effects is moderate.  Following the results of the site survey, this risk could reduce or increase. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site could deliver development that maintains and enhances the distinctiveness of settlements through 
high quality design. No details of any potential future development scheme or design and layout are currently known. Development of the site would have the potential to 

appropriately protect and enhance designated heritage assets according to their significance.  

The site is not located near to a conservation area. 

  

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 7  

• There are no designated conservation assets effected by potential development of this site. 

• Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects is low 

• Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape effects is moderate 

• The site is not located near to a conservation area. 

• Overall, as there are no designated assets affected, historic landscape effect is moderate and the potential for significant adverse archaeological effects low, minor adverse effects are likely 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The site lies on the eastern edge of Trowbridge, to the south of existing residential development between the two arms of the B3105. No AONBs, national parks or other 
nationally designated landscapes cover the site area. No impacts are anticipated on these designations. 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 
 

In accordance with national policy/local plan policy, the development of the site would have the potential to appropriately protect and enhance the intrinsic character and 
scenic beauty of the countryside.  
This is an undesignated landscape that forms part of a local network of greenspace to the east of Trowbridge, linking between Biss Meadows Country Park and blocks of 
ancient woodland to the east of Trowbridge.  The wooded settlement edge and riparian vegetation contribute to a local sense of place, connected with the nearby country 
park. It is a simple landscape that is considered to be of moderate condition and limited scenic quality, due to encroachment by surrounding modern development.   
While development would have an effect on the landscape, the site is of a size whereby landscape mitigation could be employed by avoiding development that would break 
the treed skyline associated with the wooded settlement edge and retaining the watercourse, riparian vegetation and trees as part of a mature landscape framework that 
contributes to a green buffer between settlement areas and provides links between landscape features. 
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Overall, it is considered that the site is of generally medium landscape sensitivity to development, due to its contribution to connectivity of greenspaces including the country 
park and ancient woodland. The site has generally medium capacity to accommodate development, particularly considering the setting of the watercourse linking into Biss 
Meadow Country Park. 
The following opportunities have been identified: 

• Seek opportunities to conserve and augment vegetation boundaries where appropriate as part of the landscape strategy for the site, in order to improve green links as 
part of a green-blue corridor between the east of Trowbridge and surrounding countryside including Green Lane Wood and Biss Wood to the east;  

• Seek opportunities to create a biodiverse, accessible and connected green space that contributes the wider green infrastructure network;  

• Seek opportunities to screen visually intrusive development where appropriate with the landscape character; 

• Seek opportunities to enhance the sense of place through use of appropriate building materials and housing densities in respect of new development; and  

• Seek opportunities to enhance the interface between settlement areas, considering the foreground of the watercourse, and generally soft, well-integrated settlement 
edge. 

Development with the proposed landscape mitigation on this site would have a moderate adverse effect on the SA objective to conserve and enhance the character and 
quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

In accordance with local plan policy, the development of the site could protect and could add to the existing rights of way network, public open spaces and common land 
assets.  
This is an undesignated landscape that forms part of a local network of greenspace to the east of Trowbridge, linking between Biss Meadows Country Park and blocks of 
ancient woodland to the east of Trowbridge by the tributary watercourse and riparian and field boundary vegetation.  The wooded settlement edge and riparian vegetation 
contribute to a local sense of place, connected with the nearby country park.  It is a simple landscape that is considered to be of moderate condition and limited scenic 
quality, due to encroachment by surrounding modern development.  There would be an adverse effect loss of local greenspace network. 
Pedestrian routes have also been created, as part of the new Castle Mead development, following the line of the watercourse between the country park and east to the edge 
of the settlement and Green Lane Woodland and Biss Woodland (ancient woodlands) beyond. Additional connectivity to existing networks could be achieved including a 
network by creating a path along the stream. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 8 

• No AONBs, national parks or other nationally designated landscapes cover the site area. No impacts are anticipated on these designations. 

• it is considered that the site is of generally medium landscape sensitivity to development, due to its contribution to connectivity of greenspaces including the country park and ancient woodland.  The 
site has generally medium capacity to accommodate development, particularly considering the setting of the watercourse linking into Biss Meadow Country Park. 

• Adverse effect loss of local greenspace network. 

• Overall, given that development with the proposed landscape mitigation on this site would have a moderate adverse effect development of the site 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Trowbridge affordability ratio is 4.44. This is lower than the Wiltshire average of 
4.76. House building rates have been lower than what was anticipated by the WCS although there have been reasonable levels of affordable housing delivery. This site is 
capable of bringing forward a good proportion of affordable housing as part of a development.  

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

Generally level ground but site area relatively modest in size so has some potential to accommodate a range of house types and sizes. High quality homes of different types 
and tenures could be delivered as part of the development on this site. 

Assessment outcome (on balance): minor positive effect 
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Summary of SA Objective 9 

• This site is capable of bringing forward a proportion of affordable housing as part of a development.  

• This is a relatively small site and could deliver different house types, tenures and sizes.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, minor positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

The Indices of Multiple Deprivation (IMD) 2019 identify this site as adjoining an area of high levels of deprivation. The development of this site is likely to be able to lead to 
positive social effects through new homes and jobs in close proximity to an area of higher deprivation.  
The level of affordable housing that would be required by this site is yet to be determined, however it has the potential to deliver up to circa 90 homes of all types and 
tenures. The site is considered to be able to deliver a proportion of affordable housing.  

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

The site is approximately 1.3km to the north-west of the town centre and has a reasonably good level of accessibility through sustainable modes from the site to the town 
centre. Development at this site should look to enhance and promote sustainable transport modes. A new development should take opportunities to enhance local amenity 
greenspace as part of development at the site and improve existing nearby GI assets.    
Development at this site would generate a need for 9-12 early years places, 21-29 primary school places and 15-21 new secondary school places. Early years places could 
be supported through the expansion of existing local provision. Additional primary places could be provided at the second primary school on Ashton Park and financial 
contributions for these would be required. These places will be possible if Biss Farm is not approved for residential development and the school would be unlikely to support 
this site in combination with other sites in Trowbridge and so new provision should be sought where possible. A new secondary school for the settlement is likely to be 
required to meet the proposed level of growth and this would be able to support secondary needs arising from this site. Contributions and land would need to be secured as 
part of ensuring education needs are sufficiently met offsite in either new or existing provision.   
This site is well connected to existing healthcare provision in the Town through sustainable modes of transport. Roundstone Surgery is approx. 0.8km to the north-west of the 
site. Trowbridge is subject to the largest capacity gap in Wiltshire, which is forecast to increase by 2026. The CCG are considering relocating services from Trowbridge 
hospital to a new facility. Plans for an integrated Care Centre with primary care space are apparent, but a the hospital birthing unit is due to close in 2021 and plans for new 
antennal and postnatal services are uncertain. There is a possibility that the position of a site at this town will adversely affect the delivery of health services. Financial 
contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

This is a small site that would be unlikely to support new provision of community facilities onsite, but development should look to enhance existing local provision where 
appropriate through financial contributions.  

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

The development of this site would be unlikely to make any level of contribution to the reduction of rural isolation due to its position on the edge of Trowbridge and to the 
north of an existing allocation. This means that the site would be solely meeting the needs of Trowbridge and unlikely to have any positive effects for rural communities south 
of the Town.  

 

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 10  

• Development at this site could create opportunities for positive social effects in areas of higher deprivation in Trowbridge.  
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• The site is likely to be able to provide affordable homes as part of housing development.  

• The site has relatively good accessibility to Trowbridge Town Centre, but opportunities to enhance sustainable transport links should be taken.  

• Opportunities should be taken to create linkages to existing greenspace and GI assets, improving these where appropriate. 

• Early years, primary and secondary schooling provision will require financial contributions into expanding or creating offsite facilities. 

• The site is assessed as being well connected to existing health provision and financial contributions to increase capacity of existing GP surgeries would be required as part of any future development 
for housing at this site.   

• The site could help support local services and facilities but would be very unlikely to support onsite provision. Contributions for offsite provision should be sought where appropriate.  

• Overall, a minor positive effect is likely.  

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The relatively small size of this site would suggest that a mixed-use development is unlikely.  

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

The site is reasonably sustainably located but delivering a vehicular access is considered very problematic with either third party land ownership constraints or engineering 
constraints that would likely be prohibitive given the size of development. 
The site has a boundary with West Ashton Road and The Spinney. The point of connection with West Ashton Road is at a point where a tributary of the River Biss crosses 
the road and hence the engineering to deliver a connection and address the environmental constraints will be difficult and expensive and possibly out of proportionality with 
the scale of development. Connection with The Spinney may be further made difficult due to third party land ownership and its status as a private road. Furthermore, an 
additional circa 100 dwellings onto an estate road creates concern for emergency vehicle access etc. 
It is considered that mitigation is unlikely to be achieved and major adverse effects are likely.  

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 

Pedestrian/Cycle: Where the site meets West Ashton Road it is served by an accessible footway/cycleway of recreational and commuting merit, linking the site direct into the 
‘hub’ of Trowbridge. The site is considered within good accessible distance to the Town Centre and supporting infrastructure (primary schools etc.). 
Bus: The site is well served by the 66 Service with frequent services to the Town Centre. 

Rail: The site is considered within reasonable walking and cycling access to the town centre and Rail station. 

Service Vehicles: Access will not be achievable if vehicular access is not. 

Assessment outcome (on balance): major adverse effect 

Summary of SA Objective 11 

• The relatively small size of this site would suggest that a mixed-use development is unlikely.  

• The site is reasonably sustainably located but delivering a vehicle access is considered very problematic with either third party land ownership constraints or engineering constraints. 

• It is considered that mitigation is unlikely to be achieved and major adverse effects are likely. 

• Pedestrian/Cycle: Where the site meets West Ashton Road it is served by an accessible footway/cycleway of recreational and commuting merit, linking the site direct into the ‘hub’ of Trowbridge. The 
site is considered within good accessible distance to the Town Centre and supporting infrastructure (primary schools etc.). 

• Bus: The site is well served by the 66 Service with frequent services to the Town Centre. 

• Rail: The site is considered within reasonable walking and cycling access to the town centre and Rail station. 

• Site specific mitigation measures include: Delivery of an appropriate access facility. 

• Strategic mitigation measures include: Contribution to Trowbridge Transport Strategy. 

• Overall, likely effects of this development will be major adverse with access considered to be unachievable.  

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
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Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The site is approximately 1.3km to the north-west of the town centre and the railway station approx. 1.7km away in the same direction. Currently, it is assessed as having a 
relatively good level of accessibility through sustainable transport modes. Although a small/medium site, it would have some capability of being able to support the vitality 
and viability of Trowbridge Town Centre. The site is well positioned to serve existing local facilities in the south-east of Trowbridge. Ensuring sufficient enhancements to the 
town centre through sustainable transport methods.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

This site is in close proximity to West Ashton Road, which is beneficial for access northerly toward Trowbridge and southerly away from the Town. West Ashton Road 
Principle Employment Area adjoins the site to the south. White Horse Business Park is positioned approx. 1.4km to the south-west of the site, whilst Canal Road Industrial 

Estate is approx. 2km to the north. Development at this site would not lead to a loss of any protected employment land.  

The small-medium size of the site suggests that there is some potential for the site to support a mixed-use scheme, but the scale of employment land would be likely to meet 
only a small range of economic needs.   

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This is a small/medium sized site that has some capability of delivering employment alongside housing and associated infrastructure as part of a mixed-use scheme. 
Alternatively, the site could bring forward a range of employment land in meeting different needs, alongside associated infrastructure. This is likely to have benefits for the 
local economy and for economic growth.   
 
There may be opportunities to consider onsite energy generation and for the site to support low carbon sources. To help to increase the use and supply of renewable and 
low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable development, 
considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

Introducing a mixed-use development to this site may be possible, however development at the site would be capable of placing jobs and homes in close proximity. This 
would help to reduce the need to travel to work.  

Assessment outcome (on balance): minor positive effect  

Summary of SA Objective 12 

• There is some existing connectivity from the site to Trowbridge Town Centre. The site is likely to be capable of helping support existing or emerging local facilities.  

• The site is in a predominately residential area and benefits from a location that adjoins protected employment land.   

• This is a smaller sized site with limited potential to meet different economic needs.  

• Overall, a minor positive effect is likely.    
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Trowbridge Site Number and SHELAA ref(s): Site 2 (SHELAA sites 646, 647) 
Site size: 2.72 ha   Site capacity: approximate range 68-95 dwellings 
Site description: This relatively site is located in Hilperton and is in agricultural use. It is located to the west of Ashton Rise and north of Newhurst Park. It extends north almost as far as Trowbridge 
Road. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 
 

The site acts as an extension of open habitat at Hilperton Gap where surveys have demonstrated use by SAC bats. Hedgerows on the site are well established and well 
connected to tree planting and hedgerows off the site. In view of the site’s position and habitat composition there is good potential for foraging and commuting by SAC bats 
and bat species in general. If surveys confirm that hedgerows are core bat habitat (as seems likely), it will be difficult to develop the site while at the same time giving the 
level of protection required by the TBM. In addition, the TBMS requires 100% mitigation for loss of any greenfield habitat. Given its small size and geographical position the 
site is unlikely to have capacity to do this or to meet the policy requirement for net biodiversity gain. The site is unlikely to be critical or strategically important for SAC bats. 
Therefore, development of the site could be achieved through an offsite mitigation scheme to create and secure new habitat in a strategically better position. Decoupling the 
mitigation from the application site would also allow land to be secured to deliver net gain. If great crested newts are present, it will be difficult / impossible to provide effective 
mitigation on site and therefore the applicant should apply for District Level Licensing. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

Within the Bath & Bradford On Avon Bats SAC core area for Bechstein’s bats. The whole site lies within the grey hatched zone (medium risk for effects of recreational 
pressure) and yellow zone (medium risk for effects of habitat loss) in the Trowbridge Bat Mitigation Strategy (TBMS). There are no records of bats at the site, presumably 
because the site has never been surveyed. The site contains priority habitats - hedgerows, parkland trees and a pond. Potential for great crested newts – breeding and 
terrestrial habitat present.  

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

The development of the site for housing would have the potential to increase public access to designated/non-designated biodiversity features. This may lead to a 
detrimental increase in recreational pressure on identified protected species and habitats in the local area. 
Protection should be given to mature hedgerows and trees along the boundaries of the site where possible. Given the size of the site there would be the potential to make 
suitable provision for buffers to protect any biodiversity features and the provision of public open space which may give opportunities for biodiversity enhancement. 
It is recommended that developers and their consultant ecologists use the Defra Biodiversity Metric 2.0 (currently a Beta version but available to use and continually updated 
throughout its development), to demonstrate that net gain for biodiversity can be achieved through good design and inclusion of new features with function for biodiversity.  A 
minimum of 10% net gain for biodiversity should be required within individual sites and overall design o should help ensure that habitat creation within individual sites, 
provides connectivity to adjacent or nearby habitat areas.   

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 1 

• The site acts as an extension of open habitat at Hilperton Gap where surveys have demonstrated use by SAC bats.  

• Hedgerows on the site are well established and well connected to tree planting and hedgerows off the site. In view of the site’s position and habitat composition there is good potential for foraging 
and commuting by SAC bats and bat species in general.  

• If surveys confirm that hedgerows are core bat habitat (as seems likely), it will be difficult to develop the site while at the same time giving the level of protection required by the TBMS.  

• In addition, the TBMS requires 100% mitigation for loss of any greenfield habitat. Given its small size and geographical position the site is unlikely to have capacity to do this or to meet the policy 
requirement for net biodiversity gain. The site is unlikely to be critical or strategically important for SAC bats.  
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• Development could be mitigated through an offsite scheme to deliver mitigation and net gain in a location which is strategically better for SAC bats. The quantum of land required would need to be 
calculated using the Biodiversity Metric and would need to be secured in perpetuity.  

• Decoupling the mitigation from the application site would also allow land to be secured to deliver net gain.  

• If great crested newts are present, it will be difficult / impossible to provide effective mitigation on site and therefore the applicant should apply for District Level Licensing. 

• On balance, the site would have a moderate (significant) adverse effect on this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

Development of the site may be able to deliver appropriate densities. However, development would need to consider the existing lower density development to the north and 
east of the site so densities may not be as high as the adjacent Newhurst Park.  
 

2. Maximise the reuse of 
Previously Developed Land? 

This site is greenfield and in agricultural use, therefore opportunities to maximise PDL are very limited.  

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. However, a more detailed assessment 
of the site would be required prior to any development coming forward. If subsequent evidence suggests the presence of land contamination, a remediation and mitigation 
strategy would be required. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this site as consisting of Grades 2 and 3 BMV agricultural land. There is no differentiation between Grades 3a and 3b so further assessment may be 
required. Development of this relatively small site would lead to a permanent loss of high/medium quality agricultural land. However, given the likely scale of development, 
significant adverse effects are not likely. 
 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 
resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a small site, but it is possible that some sustainable waste management facilities and integrated recycling infrastructure could be incorporated into the layout and 
design of development. The Trowbridge Household Recycling Centre is located at Canal Road Industrial Estate which is in fairly close proximity by car to this site. 

The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 2 

• A relatively small, greenfield site. Does not contain any PDL.  

• Development would lead to a permanent loss of high/medium quality agricultural land, but likely scale of development means significant loss not likely. 

• Development would need to consider the existing lower density development to the north and east of the site. 

• Based on available evidence, it is considered unlikely that remediation measures for contaminated land would be required in order to facilitate development. 
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• The site is not located within a designated Mineral Safeguarding Area. 

• it is possible that some sustainable waste management facilities and integrated recycling infrastructure could be incorporated into a development.  

• Overall, minor adverse effects considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will still need to make suitable provision to protect and, 
where appropriate, improve local surface and groundwater quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and ensuring that 
runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from 
impermeable surfaces. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex Water has provided information about the impact planned development will have on the STW at 
Trowbridge. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) it is considered that 
improvements are highly likely to be required because AMP 6 investment does not cover residual requirement (3924). Further investment is likely approximately 2030. This is 
subject to further detailed review. Further evidence would be required to establish whether this site could be developed prior to STW improvements.  
As this is a smaller site, less investment would be required for water, sewerage and drainage infrastructure to serve this level of development. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This needs to be considered when designing Surface 
Water Drainage Systems.  

• According to Wessex Water, it is considered that the STW that serves Trowbridge would require improvements to cope with a large increase in development, which would require significant 
investment.  

• As this is a smaller site, further evidence would be required to understand whether the STW could withstand this amount of development without significant investment.   

• Investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, although there will be increased pressure on water resources, this is a smaller site and may therefore be able to be supported by the current STW without too much investment. Therefore, 
minor adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

This is a small site, but development will inevitably increase levels of environmental pollution locally, including noise, light and vibration – both during construction and 
operational phases, as will the required transport infrastructure. However, the site will already be affected somewhat from surrounding development all around the site.   
The site is over 100m from the A361, but a road noise impact assessment will be required. However, the level of mitigation required is unlikely to be significant. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 

Impacts on local air quality are most likely to arise from an increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the 
development.  
There are currently no exceedances of air quality objectives in Trowbridge in the areas that have been monitored. 
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development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

This site on its own is unlikely to have significant adverse effects on air quality. However, potential cumulative effects of a number of different allocations would need to be 
considered in terms of the context of the town and location of services for any allocations, the congestion that exists and that may be added to. An Air Quality Assessment 

(AQA) for this site would be required, focused on the impact on the narrower more congested streets in the town and the cumulative effects of all proposed allocations. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
 

Assessment outcome (on balance): minor adverse effects 

Summary of SA Objective 4 

• This is a small site, but development will inevitably increase levels of environmental pollution locally, including noise, light and vibration – both during construction and operational phases, as will the 
required transport infrastructure. However, the site will already be affected somewhat from surrounding development all around the site.   

• Impacts on local air quality are most likely to arise from an increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the development.  

• This site on its own is unlikely to have significant adverse effects on air quality. However, potential cumulative effects of a number of different allocations would need to be considered in terms of the 
context of the town and location of services for any allocations, the congestion that exists and that may be added to. 

• An Air Quality Assessment for this site would be required, focused on the impact on the narrower more congested streets in the town and the cumulative effects of all proposed allocations. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

As this is a smaller site, it is considered that far fewer emissions would be produced during the construction and occupation of the site. Mitigation measures can still be 
applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable 
energy and delivering sustainable transport. 
It would be possible for a development of this scale to include renewable energy generation; however, this would mainly be within buildings rather than areas of open space. 
Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

All of the site is located within Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to 
the site is Paxcroft Brooke which runs east to west approximately 600 m to the south of the site.  
 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 

There is a moderate risk posed to 61% of the site due to high groundwater levels. This is across the north of the site. This means groundwater levels are between 0.025 and 
0.5 m below ground level. High groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater 
investigations will be required. There is thought to be minimal risk from surface water flooding.  Cumulative impacts have been scored medium. More stringent policy with 
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without increasing flood risk 
elsewhere? 

regards the control of surface water discharges from new development is required. A detailed Flood Risk Assessment and Surface Water Drainage Strategy would be 
required to identify and mitigate flood risk and to ensure flood risk isn’t exacerbated elsewhere. Further detailed modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is a small site, there may not be much provision for large areas of open space, however there will be less greenfield land lost. Enough land would need to be set 
aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or bettering 
current greenfield infiltration rates. However, some commonly used sustainable drainage techniques will not be able to be used across some of the site due to high 
groundwater levels.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• All of the site is in Flood Zone 1  

• There is negligible fluvial or pluvial flood risk   

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere. 

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 

• There is a moderate risk associated with shallow groundwater under 61% of the site. This would inhibit the use of some sustainable draining methods, likely resulting in surface water having to be 

drained through conventional piping systems. This puts pressure on the existing system.  

• It would be possible for this development to include renewable energy generation, however there may be limited opportunity to use open space as this is a smaller site. It is considered that any future 

development could incorporate appropriate measures to adapt to the predicted future impacts of climate change.  

• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 

These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 

that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is considered that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. It is considered possible for new development to be in Flood Zone 1. However, given the risk associated with high groundwater levels, which 
could inhibit the use of SUDs and thus worsen flood risk elsewhere, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

As this is one of the smaller sites in Trowbridge, there may be less open space available for opportunities to support energy generation from renewable and low carbon 
sources. There may still be opportunities for renewable energy generation on a smaller scale, for example, solar panels on roofs. As there will be fewer homes on this site, 
demand will be lower. To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy 
from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas and options for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 
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2. Be capable of connecting 
to the local Grid without the 
need for further investment? 
 

As this is a smaller site, there would be less demand on the current infrastructure. At present, the bulk supply points (BSP) in Wiltshire are within their capacity limits, 
according to the Swindon and Wiltshire Local Energy Strategy (2018). Currently, the substations in Trowbridge are unconstrained in relation to generation availability and it is 
considered that they could support increased demand brought on by new development.  
It is not known how the site will be brought forward - if the site was able to support its own renewable energy then the site would be less likely to depend on the grid, however 
it is considered that this site may struggle to allocate much open space for renewables.    

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size would enable less economic and employment opportunities in sustainable green technologies. There may be parts of the site that could 
be suitable for renewable and low carbon energy sources and supporting infrastructure however it is considered that most of the site will be used for development to improve 
viability. With less renewable energy generation on site there are fewer possibilities for development to draw its energy supply from decentralised, renewable or low carbon 
energy supply systems onsite and for co-locating potential heat customers and suppliers. However, being a smaller site, there will be a lower energy demand.  

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?  

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
  
Summary of SA Objective 6 

• It is considered that a site of this size would not support large-scale renewable energy generation or create economic and employment opportunities in sustainable green technologies as there is 
limited space available. It would still be possible to generate renewable energy on a smaller scale. 

• There will need to be a positive strategy for energy from renewable sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• As this is a smaller site, energy demand will be less. However, it is considered that there may be less opportunity for large-scale renewable energy production, so the site will likely still depend on the 
existing grid.  

• It is considered that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this.   

• Overall, given that this is a smaller site, energy demand will be less than that of a larger site. However, there may be less opportunity for large-scale renewable energy opportunities. Nevertheless, 
there may still be opportunities for small scale renewable energy generation, therefore minor positive effects are considered likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 

The site would impact on Grade II Listed Building 117 Willow Cottage (previously 2 cottages) and on the designated Hilperton conservation area. Listed cottages have 
restricted setting contributing to their special interest which should be respected. The need to respect setting of cottages will be a constraint but mitigation likely to be 
possible. Requirement to respect character of historic townscape/CA (CP57) will also be a constraint to layout and access particularly. The potential for significant adverse 
effects is low. 
The site has various features of low value including Medieval/Post medieval ridge and furrow earthworks previously visible in aerial photographs and LiDAR across and 
around the site- potentially still visible, Former ridge and furrow earthworks indicate potential for survival of archaeological remains, Roman features identified during 
excavation within the buffer area indicate potential for further roman archaeological remains to extend into the site. Further investigation is likely needed during a planning 
application process in the form of geophysical survey and subsequent trial trenching. 
Based on evidence that is currently available and known, the site appears to be not heavily constrained by archaeological remains. Following further investigation, mitigation 
strategy could include preservation by record if relevant. Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects 
is low. 
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heritage assets and their 
settings?  
 

Former character remains legible and elements of ridge and furrow may survive as earthworks are highly sensitive. The site comprises part of a wider network of weak 
continuity, where landscape character has been subject to change. Further research is likely needed to determine the survival and extent of ridge and furrow on the site. The 
mitigation strategy could include retention of surviving historic landscape elements, such as ridge and furrow, across the site, within the design of future development. 
Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape effects is moderate, however following the results of site 
survey this risk could reduce. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site could deliver development that maintains and enhances the distinctiveness of settlements through 
high quality design. No details of any potential future development scheme or design and layout are currently known. Development of the site would have the potential to 
appropriately protect and enhance designated heritage assets according to their significance. Whilst the site is located near to the Hilperton conservation area and there are 
listed buildings in the vicinity it is considered that development has the potential for appropriate mitigation measures to safeguard the historic environment of the site and its 

immediate surroundings. 

 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 7 

• The site would impact on Grade II Listed Building 117 Willow Cottage and on the designated Hilperton conservation area. The potential for significant adverse effects is low. 

• Based on evidence that is currently available and known, the site appears to be not heavily constrained by archaeological remains.  

• Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects is low. 

• Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape effects is moderate, however following the results of site survey this risk could reduce. 

• Overall, given that there are no designated assets affected and the potential for significant adverse archaeological effects and historic landscape effect is low, minor adverse effects are likely. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The site lies in the northeast of Trowbridge, between the A361 bypass and the southern edge of Hilperton. No AONBs, national parks or other nationally designated 
landscapes cover the site area. No impacts are anticipated on these designations. 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 
 

In accordance with national policy/local plan policy, the development of the site would have the potential to appropriately protect and enhance the intrinsic character and 
scenic beauty of the countryside. While development would have an effect on the landscape, the site is of a size whereby landscape mitigation could be employed by 
avoiding development that would break the treed skyline and stand out in the greenspace between Trowbridge and Hilperton and retention of the hedgerows and trees as 
part of a mature landscape framework to ensure appropriate buffers to development. 
Overall, it is considered that the site is of generally medium to low landscape sensitivity to development, with higher sensitivity associated with boundary vegetation.  The site 
has generally medium to high capacity to accommodate development.   
The following opportunities have been identified: 

• Seek opportunities as part of site masterplanning to conserve and augment hedgerow boundaries where appropriate as part of the landscape strategy for the site, in 
order to maintain green links and buffers that contribute to the landscape setting of Trowbridge and Hilperton;  

• Seek opportunities to screen visually intrusive development where appropriate and in keeping with the landscape character;   

• Seek opportunities to enhance the sense of place through use of appropriate building materials and housing densities in respect of new development; and   
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• Seek opportunities to enhance the settlement and country interface, considering the contribution to separation of settlement areas, and creating a soft, well-integrated 
settlement edge. 

Development with the proposed landscape mitigation on this site would have a minor adverse effect on the SA objective to conserve and enhance the character and quality 
of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

In accordance with local plan policy, the development of the site could protect and could add to the existing rights of way network, public open spaces and common land 
assets. Development in this location would not result in loss of amenity greenspace.  
Public footpaths criss-cross the fields to the northwest of the site, linking between the edge of Trowbridge towards the prominent Church of St Michael and All Angels on the 
edge of Hilperton, through the village to surrounding countryside to the northeast of Trowbridge.  
It is likely that development in this location would therefore have an impact on views from these public rights of way however there are opportunities to create new public 
rights of way to the existing network. 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 8  

• No AONBs, national parks or other nationally designated landscapes cover the site area. No impacts are anticipated on these designations. 

• It is considered that the site is of generally medium to low landscape sensitivity to development, with higher sensitivity associated with boundary vegetation.  The site has generally medium to high 
capacity to accommodate development.   

• Development with the proposed landscape mitigation on this site would have a minor adverse effect on the SA objective to conserve and enhance the character and quality of rural and urban 
landscapes, maintaining and strengthening local distinctiveness and sense of place. 

• Public footpaths criss-cross the fields to the northwest of the site and it is likely that development in this location would therefore have an impact on views from these public rights of way however there 
are opportunities to create new public rights of way to the existing network. 

• Overall, given that development with the proposed landscape mitigation on this site would have a minor adverse effect development of the site could protect and could add to the existing rights of way 
network, public open spaces and common land assets, minor adverse effects are likely. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Trowbridge affordability ratio is 4.44. This is lower than the Wiltshire average of 
4.76. House building rates have been lower than what was anticipated by the WCS although there have been reasonable levels of affordable housing delivery. This site is 
capable of bringing forward a proportion of affordable housing as part of a development. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

Generally level ground but size of site limits potential for provision of a wide range of house types and sizes. High quality homes of different types and tenures could be 
delivered as part of the development on this site.  
 

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 9 

• This site is capable of bringing forward a proportion of affordable housing as part of a development. However, the capability of this site to deliver a range of house types, tenures and sizes is 
constrained by the site’s size.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, minor positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 
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1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

The Indices of Multiple Deprivation (IMD) 2019 identify this site as being within an area of lower levels of deprivation and adjoining areas are also of lower levels of 
deprivation. The development of this site will not therefore lead to new homes and jobs in more deprived areas and would be unlikely to result in social benefits for those 
areas.  
The site has the potential to deliver up to circa 95 homes of different types and tenures and could deliver some affordable housing.  

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 

The site is approximately 1.5km to the north-east of the town centre and has a reasonable level of accessibility through sustainable modes from the site to the town centre. 
Development at this site should look to enhance and promote sustainable transport modes. A new development should take opportunities to enhance local amenity 
greenspace as part development on this site.   
Development at this site would generate a need for 9-12 early years places, 21-30 primary school places and 15-21 new secondary school places. Early years places could 
be supported through the expansion of existing local provision. Additional primary places could be provided at the second primary school on Ashton Park and financial 
contributions for these would be required. These places will be possible if Biss Farm is not approved for residential development and the school would be unlikely to support 
this site in combination with other sites in Trowbridge and so new provision should be sought where possible. A new secondary school for the settlement is likely to be 
required to meet the proposed level of growth and this would be able to support secondary needs arising from this site. Contributions and land would need to be secured as 
part of ensuring education needs are sufficiently met offsite in either new or existing provision.   
This site has poor accessibility to existing healthcare provision through sustainable modes of transport. Roundstone Surgery is approx. 1.6km to the south-west of the site, 
while Trowbridge Health Centre is approx. 1.7km to the north-west of the site. Trowbridge is subject to the largest capacity gap in Wiltshire, which is forecast to increase by 
2026. The CCG are considering relocating services from Trowbridge hospital to a new facility. Plans for an integrated Care Centre with primary care space are apparent, 
but the hospital birthing unit is due to close in 2021 and plans for new antennal and postnatal services are uncertain. There is a possibility that the position of a site at this 
town will adversely affect the delivery of health services. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and 
care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

This is a small site that would be unlikely to support new provision of community facilities onsite, but development should look to enhance existing local provision where 
appropriate through financial contributions.  

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Trowbridge is unlikely to lead to a vast reduction in rural isolation as development will be located on the urban edge of Trowbridge and will be 
meeting the needs of Trowbridge primarily. However, new development could help to create new linkages between Hilperton and Trowbridge and this could include the 
enhancement of the existing public transport network.  

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 10 

• Development at this site would be unlikely to lead to positive social effects in areas of higher deprivation as it is not within or adjoining any of those areas.   

• Site is likely to be able to provide affordable homes as part of housing development.  

• The site is accessible to the Town Centre through modes of sustainable transport, but opportunities to enhance sustainable transport links should be pursued as part of any new development.  

• Additionally, opportunities should be taken to create linkages to existing local greenspace and GI assets. 

• Early years, primary and secondary schooling provision is most likely to be met offsite through contributions towards existing provision to create new spaces.  

• Accessibility to existing health provision would need to be improved and financial contributions to increase capacity of existing GP surgeries would be required.   
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• The site could go some way to helping support local services and facilities but would be very unlikely to be able to support onsite provision. Contributions for offsite provision should be sought where 
appropriate.  

• Overall, a minor positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

Given the size of this site, it is considered unlikely that a mixed-use development would be achieved. There are limited services and facilities near to the site, but the nearest 
bus stops are directly adjacent and opposite the point of potential access to the site and accommodate the X34 service. 
The site is within 600m to Hilperton Primary School, however given the serving road and footway network the school is a walk of 1600m away. Whilst this distance is within 
DfE guidelines and less than a maximum commutable distance, the route deviation would be likely to result in increased car movements to accommodate primary education 
accessibility. The Mead Community School is closer to walk to (less than 1km) and it is served by a grade separated crossing of the A361, however traditional catchment 
(local resident priority) may exclude the development. 
With regards to employment opportunities, the site is beyond reasonable distance to Canal Road Industrial Estate and the Town Centre and the rail station is also beyond 
walking distance. However, cycle access to the Industrial Estate is very good, with cycle facilities along Elizabeth Way, but the Town Centre and Rail Station are served by 
inadequate and sporadic infrastructure provision. 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

There is only a very limited opportunity to provide an access to serve the quantum of houses proposed. Whilst the serving road is straight and may afford adequate visibility, 
the width and alignment of an access road may be out of kilter with the local conservation area. 

 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: The nearside of serving road does not have a footway in the vicinity of the site and hence any development coming forward would need to provide a 
linking footway with existing provision towards Hilperton. It may also be necessary to provide a formal crossing facility, which may further aid bus accessibility; i.e. access to 
opposing bus stops. The site is within 600m to Hilperton Primary School, however given the serving road and footway network the school is a walk of 1600m away. With 
regards to employment opportunities, the site is beyond reasonable distance to Canal Road Industrial Estate and the Town Centre and the rail station is also beyond walking 
distance. 
Bus: The nearest bus stops are directly adjacent and opposite the point of potential access to the site and accommodate the X34 service. The existing X34 service provides 

an hourly service between Trowbridge Road, Frome, Trowbridge, Melksham and Chippenham. This service provides an opportunity to travel between these destinations for 

general working hours, however there are limited opportunities in the evening. This service also operates on a Saturday, but not a Sunday. 

Rail: Trowbridge Rail Station is beyond reasonable walking distance and may not be considered very accessible by cycle due to lack of legible infrastructure. 

Service Vehicles: If an access is achievable for cars, this should satisfactorily accommodate service vehicles. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 11 

• Given the size of this site, it is considered unlikely that a mixed-use development would be achieved.  

• There are limited services and facilities near to the site, but the nearest bus stops are directly adjacent and opposite the point of potential access to the site and accommodate the X34 service.  

• There is only a very limited opportunity to provide an access to serve the quantum of houses proposed. 

• For pedestrian and cycle access: the site is within 600m of Hilperton Primary School, however given the serving road and footway network the school is a walk of 1600m away. With regards to 
employment, the site is beyond reasonable distance to Canal Road Industrial Estate and the Town Centre and the rail station is also beyond walking distance. 

• For public transport (bus) access: The nearest bus stops are directly adjacent the site and accommodate the X34 service which provides an hourly service. 

• For rail usage: Trowbridge Rail Station is beyond reasonable walking distance and may not be considered accessible by cycle due to lack of legible infrastructure. 

• Site specific mitigation measures include: temporal extended bus services. 

• Strategic mitigation measures include: contribution to Trowbridge Transport Strategy, including improved cycle infrastructure between the town centre and the site. 

• Overall, likely effects of this development will be minor given the site size and location.  

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
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Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The site is approximately 1.5km to the north-east of the town centre and the railway station approx. 2.3km away in the same direction. Currently, it is assessed as having a 
reasonable level of accessibility through sustainable transport modes. This is a small site, which would be less capable of being able to support the vitality and viability of 
Trowbridge Town Centre. The site is well positioned to serve existing local facilities in the north-east of Trowbridge and at Hilperton. Opportunities to improve connectivity to 
the town centre through sustainable transport modes should be incorporated to any development on this site to help support the town centre.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

Immediate access opportunities to the site are unclear and the lack of suitable existing linkages this could be unattractive to higher skilled employment. Additionally, the site 
is small and so the ability of the site to meet a range of different economic needs is limited. It is unlikely that this site would be able to support a mixed-use development. 

Existing employment land is situated approx. 1.5km to the south-west of the site and 1.3km to the north-west.   

Development at this site would not lead to a loss of any protected employment land.  

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This is a small site that would be unlikely to support new homes, alongside employment land and community facilities. Any development at this site would be accompanied 
by associated infrastructure, which could have some knock-on benefits for the local economy, but would be unlikely to lead to economic growth in the area.  
 
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for 
development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

A mixed-use development is unlikely to be supported by this site, but there would be benefits arising from an employment development at the site as it would be able to help 

to support the employment needs of the local community. Therefore, placing jobs in close proximity to an existing population and reducing travel distances to work.  

 

Assessment outcome (on balance): minor positive effect  

Summary of SA Objective 12 

• There is a reasonable level of existing accessibility to the Town Centre and railway station and the site could help to support local facilities.  

• The site benefits from close proximity to A361, but access may form an issue, limiting the ability of the site to attract higher skilled employment uses. 

• This is a small site that has limited potential to meet a range of employment needs as a result. 

• Benefits from situation in close proximity to existing residential land but is far removed from existing employment.   

• Overall, a minor positive effect is likely.    
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Trowbridge Site Number and SHELAA ref(s): Site 3 (SHELAA sites 425) 
Site size: 2.9 ha   Site capacity: approximate range 72 – 101 dwellings 
Site description: This relatively small site is located to the south of Staverton, west of Canal Road Industrial Estate. It consists mainly of rough grassland and scrub. The site is bordered by the Kennet 
and Avon canal to the east, railway line to the west and by a small watercourse with mature trees along the northern boundary.   
SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

The site is rough grassland, scrub and trees with one boundary the railway line, another boundary the canal and the third has a small watercourse running through it 
connecting the canal and the river. This is prime insect generating habitat and there is significant potential for bats. So providing a 20m buffer to the railway and the canal 
and keeping out of the flood zone leaves about 1 hectare of land, all of which would have to be compensated with at least double the land area elsewhere due to loss of high 
scoring biodiversity habitat. It is very unlikely this site would be viable for development. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

The site is rough grassland, scrub and trees with one boundary the railway line, another boundary the canal and the third has a small watercourse running through it 
connecting the canal and the river. This is prime insect generating habitat and there is significant potential for bats. So providing a 20m buffer to the railway and the canal 
and keeping out of the flood zone leaves about 1 hectare of developable land, all of which would have to be compensated with at least double the land area elsewhere due 
to loss of high scoring biodiversity habitat. It is very unlikely this site would be viable for development. 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 

The development of the site for housing would have the potential to increase public access to designated/non-designated biodiversity features in the local area. This may 
lead to a detrimental increase in recreational pressure on identified protected species and habitats in the local area. 
Protection should be given to mature hedgerows and trees along the boundaries of the site where possible. However, given the small size of the site, providing a 20m buffer 
to the railway and the canal and keeping out of the flood zone leaves approx. 1 hectare of developable land, all of which would have to be compensated with at least double 
the land area elsewhere due to loss of high scoring biodiversity habitat. It is very unlikely that this would be viable for development.  

Assessment outcome (on balance): Major adverse effect 

Summary of SA Objective 1 

• The site is rough grassland, scrub and trees with one boundary the railway line, another boundary the canal and the third has a small watercourse running through it connecting the canal and the river 
• The site is prime insect generating habitat and there is significant potential for bats 
• Providing a 20m buffer to the railway and the canal and keeping out of the flood zone leaves about 1 hectare of developable land 
• All of the 1Ha remaining developable land would have to be compensated with at least double the land area elsewhere due to loss of high scoring biodiversity habitat.  
• It is considered it is very unlikely this site would be viable for development given the issues raised above and major adverse effects are likely where mitigation is unachievable. 
SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

Development of the site would be unlikely to deliver appropriate densities given the amount of land that would need to be prioritised for buffers at the site boundaries and for 
biodiversity enhancement.   
 

2. Maximise the reuse of 
Previously Developed Land? 

This site is greenfield and opportunities to maximise PDL appear to be very limited.  
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3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is greenfield and it appears not to have been developed before - therefore it is unlikely to be contaminated. However, a more detailed assessment of the site would 
be required prior to any development coming forward. If subsequent evidence suggests the presence of land contamination, a remediation and mitigation strategy would be 
required. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this site as consisting mainly of Grade 3 BMV agricultural land with a very small amount of Grade 4. There is no differentiation between Grades 3a and 3b 
so further assessment may be required. Development of this relatively small site would lead to a permanent loss of medium/low quality agricultural land. Given the likely 
scale of any development, significant adverse effects are not considered likely. 
 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 

resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a relatively small site, but it is possible that some sustainable waste management facilities and integrated recycling infrastructure could be incorporated into the layout 
and design of development. The Trowbridge Household Recycling Centre is located at Canal Road Industrial Estate which is in fairly close proximity by car to this site. 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 2 

• Development of the site would be unlikely to deliver appropriate densities given the amount of land that would be needed for buffers at the site boundaries and for biodiversity enhancement. 

• This site is greenfield and opportunities to maximise PDL appear to be very limited.  

• Based on available evidence, it is considered unlikely that remediation measures for contaminated land would be required in order to facilitate development. 

• The site is not located within a designated Mineral Safeguarding Area. 

• it is possible that some sustainable waste management facilities and integrated recycling infrastructure could be incorporated into a development.  

• Overall, minor adverse effects considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 

This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will still need to make suitable provision to protect and, 
where appropriate, improve local surface and groundwater quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and ensuring that 
runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from 
impermeable surfaces. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 

This site falls within the catchment area supplied by Wessex Water. Wessex Water has provided information about the impact planned development will have on the STW at 
Trowbridge. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) it is thought that improvements 
are highly likely to be required because AMP 6 investment does not cover residual requirement (3924). Further investment is likely approximately 2030. This is subject to 
further detailed review. Further evidence would be required to establish whether this site could be developed prior to STW improvements.  
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and surface water drainage 
is available? 

As this is a smaller site, less investment would be required for water, sewerage and drainage infrastructure to serve this level of development. It would need to be confirmed 
whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment development could 
lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and the relevant utilities 
companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This needs to be considered when designing Surface 
Water Drainage Systems.  

• Wessex Water consider that the STW that serves Trowbridge would require improvements to cope with a large increase in development, which would require significant investment.  

• As this is a smaller site, further evidence would be required to understand whether the STW could withstand this amount of development without significant investment.   

• Investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, although there will be increased pressure on water resources, this is a smaller site and may therefore be able to be supported by the current STW without too much investment. Therefore, 
minor adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

This is a small site, but development will inevitably increase levels of environmental pollution locally, including noise, light and vibration – both during construction and 
operational phases, as will the required transport infrastructure. However, the site will already be affected somewhat from surrounding development to the north and east.   
A noise impact assessment will be required to assess any impacts from the adjacent railway line and industrial estate.  

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Impacts on local air quality are most likely to arise from an increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the 
development.  
There are currently no exceedances of air quality objectives in Trowbridge in the areas that have been monitored. 
This site on its own is unlikely to have significant adverse effects on air quality. However, potential cumulative effects of a number of different allocations would need to be 
considered in terms of the context of the town and location of services for any allocations, the congestion that exists and that may be added to.  
An Air Quality Assessment (AQA) for this site would be required, focused on the impact on the narrower more congested streets in the town and the cumulative effects of all 
proposed allocations. 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 4 

• This is a relatively small site, but development will inevitably increase levels of environmental pollution locally, including noise, light and vibration – both during construction and operational phases, 
as will the required transport infrastructure. However, the site will already be affected somewhat from surrounding development to the north and east.   

• A noise impact assessment will be required to assess any impacts from the adjacent railway line and industrial estate. 
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• Impacts on local air quality are most likely to arise from an increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the development.  

• This site on its own is unlikely to have significant adverse effects on air quality.  

• An Air Quality Assessment for this site would be required, focused on the impact on the narrower more congested streets in the town and the cumulative effects of all proposed allocations. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

As this is a smaller site, it is thought that far fewer emissions would be produced during the construction and occupation of the site. Mitigation measures can still be applied 
within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable energy and 
delivering sustainable transport. 
It would be possible for a development of this scale to include renewable energy generation; however, this would mainly be within buildings rather than areas of open space. 
Low carbon community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

It is considered possible for all new development to be located within Flood Zone 1, although the developable area would need to be reduced. 23% of the site is in Flood 
Zone 2 and 16% is in Flood Zone 3 and may be unsuitable, subject to the exception test. The area of moderate flood risk is related to the small water course which runs 
through the north of the site, and is a tributary to the River Biss, which runs from north to south approximately 50 m to the west of the site, the other side of the railway track. 
The watercourse will impact on the amount of developable land available. There is also a chance to enhance blue/green infrastructure. The site is also bordered by the 
Kennet and Avon canal to the south, although this does not appear to present a flood risk.  
Wide buffer zones should be left adjacent to the watercourse in the north of the site, with significant biodiversity enhancement and Green Infrastructure. This would result in 
the loss of developable land. Consideration should be given to sequentially planning the development of the site to ensure that the risk of flooding is alleviated. Further 
detailed modelling work (SFRA Level 2) may be required to substantiate which parts of the site can be developed without risk of flooding from fluvial sources. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

There is moderate flood risk to some of the site associated with both fluvial and pluvial surface water flooding, which may be exacerbated by climate change. Vulnerability 
could be further minimised using flood defences and buffer zones.  
The highest fluvial risk on site, located in Flood Zone 3a covers 16% of the site. This is the area towards the north of the site and is associated with a small watercourse. The 
highest pluvial risk on site (1% chance of flooding each year) covers 14% of the site. The developable area may be further reduced by surface water flood risk.  
Although development could avoid these areas and avoid risk, it may worsen the risk elsewhere if surface water isn’t managed sustainably. Cumulative impacts have been 
scored medium. A detailed Flood Risk Assessment and Surface Water Drainage Strategy would be required to identify and mitigate flood risk and to ensure flood risk isn’t 
worsened elsewhere.  Further detailed modelling work (SFRA Level 2) may be required. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
As this is a small site, there may not be much provision for large areas of open space, however there will be less greenfield land lost. Enough land would need to be set 
aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or bettering 
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Systems, permeable paving 
etc? 

current greenfield infiltration rates. However, some commonly used sustainable drainage techniques will not be able to be used across some of the site due to high 
groundwater levels.   

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• Most of the site is in Flood Zone 1. However, some of the site is in Flood Zone 2 and 3 which reduces the developable area of an already small site.  

• The area of moderate flood risk is associated with a small watercourse which runs through the north of the site. This means 17% of the site is potentially undevelopable. There is minimal risk posed 
to the site from groundwater. 

• The River Biss runs from north to south approximately 50m to the west of the site, and the Kennet and Avon canal runs along the southern edge of the site, howeveet these are not thought to pose a 
flood risk to the site.  

• Wide buffer zones should be left adjacent to the watercourses with significant biodiversity enhancement and Green Infrastructure 

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere. 

• Cumulative impacts have been scored medium  

• It would be possible for this development to include renewable energy generation, however there may be limited opportunity to use open space as this is a smaller site. It is considered that any future 
development could incorporate appropriate measures to adapt to the predicted future impacts of climate change.  

• Although the size of this site may not lend itself to large amounts of renewable energy opportunity, it also has the potential to produce significantly less greenhouse gas emissions than a larger site. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, this is a smaller site which should produce fewer emissions than a larger one. It is thought that there are opportunities to support resilient development, which supplies energy efficient 
buildings and provides investment in renewable energy. It is considered possible for new development to be in Flood Zone 1, however, some of the site is in Flood Zone 2 and 3 which reduces the 
developable area of an already small site. Therefore, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

As this is one of the smaller sites in Trowbridge, there may be less open space available for opportunities to support energy generation from renewable and low carbon 
sources. There may still be opportunities for renewable energy generation on a smaller scale, for example, solar panels on roofs. As there will be fewer homes on this site, 
demand will be lower. To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy 
from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas and options for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

Currently, the substations in Trowbridge are unconstrained in relation to generation availability and it is thought that they could support increased demand bought on by new 
development.  
Further evidence would be required to understand whether investment in the grid would be required for a site of this size in Trowbridge. As this is a smaller site, there would 
be less demand on the current infrastructure. It is not known how the site will be brought forward - if the site was able to support its own renewable energy then also wouldn’t 
need to invest in reinforcement, however it is thought that this site may struggle to allocate much open space for renewables.    

3. Create economic and 
employment opportunities in 

It is considered that a site of this size would enable less economic and employment opportunities in sustainable green technologies. There may be parts of the site that could 
be suitable for renewable and low carbon energy sources and supporting infrastructure however it is thought that most of the site will be used for development to improve 
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sustainable green 
technologies? 

viability. With less renewable energy generation on site there are fewer possibilities for development to draw its energy supply from decentralised, renewable or low carbon 
energy supply systems onsite and for co-locating potential heat customers and suppliers. However, being a smaller site, there will be a lower energy demand.  

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations? 

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
  
Summary of SA Objective 6 

• It is thought that a site of this size would not support large-scale renewable energy generation or create economic and employment opportunities in sustainable green technologies as there is limited 
space available. It would still be possible to generate renewable energy on a smaller scale. 

• There will need to be a positive strategy for energy from renewable sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• As this is a smaller site, energy demand will be less. However, it is thought that there may be less opportunity for large-scale renewable energy production, so the site will likely still depend on the 
existing grid.  

• It is thought that the current energy infrastructure could cope with the increased demand of this site however further evidence is required to confirm this.   

• Overall, given that this is a smaller site, energy demand will be less than that of a larger site. However, there may be less opportunity for large-scale renewable energy opportunities. Nevertheless, 
there may still be opportunities for small scale renewable energy generation, therefore minor positive effects are considered likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  

The site is not within or adjacent to any conservation area. There are Grade II listed aqueducts over the railway and River Biss on the southern boundary of the site.  
The principal archaeological asset within the site is a former Holloway located in the south west. This may date from the medieval period (1066-1550), but is certainly known 
to have been in use in the post-medieval era (1550 – 1800). Otherwise, the only other asset is an area of ridge and furrow agriculture, probably dating from the post-
medieval. This ridge and furrow appears to have been levelled and will now only survive as a series of sub-surface features. Both the holloway and ridge and furrow are 
considered to be of local significance and therefore of low archaeological value.  

However, it is quite possible that as yet unrecorded features and deposits exist within the site. As a result of this potential, if any development were proposed, archaeological 
investigations should be carried out prior to the determination of any planning application, so that a fully informed decision can be made on the need for/scope of any works 
to mitigate the impact of development upon the archaeological resource. These investigations would have the aim of identifying, the extent, date and character of any 
previously unknown archaeological features and/or deposits, as well as recording the remains of the ridge and furrow as well as the former Holloway, with a particular aim of 
dating the origin of this particular feature and perhaps preserving its line within the masterplan of any development. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 

In accordance with national policy/local policy, the development of the site could deliver development that maintains and enhances the distinctiveness of settlements through 
high quality design. No details of any potential future development scheme or design and layout are currently known. Development of the site would have the potential to 
appropriately protect and enhance designated heritage assets according to their significance. There is modern residential development to the north of this site and an 
industrial estate to the east. Appropriate mitigation measures to safeguard the historic environment of the site and its immediate surroundings are achievable. 
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design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 7 

• The site is not within or adjacent to any conservation area. 

• There are Grade II listed aqueducts over the railway and River Biss on the southern boundary of the site. 

• The holloway and ridge and furrow are considered to be of local significance and therefore of low archaeological value. 

• Development of the site would have the potential to appropriately protect and enhance designated heritage assets according to their significance. 

• Overall, minor adverse effects are considered likely against this objective. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The site lies to the north of Trowbridge, adjacent to the urban area and to Canal Road Industrial Estate. No AONBs, national parks or other nationally designated landscapes 
cover the site area. No impacts are anticipated on such designations. 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 

In accordance with national policy/local plan policy, the development of the site has the potential to appropriately protect and enhance the intrinsic character and scenic 
beauty of the countryside. Development would be likely to have only minor adverse effects on the local landscape, being a relatively small site and being located adjacent to 
the urban edge of Trowbridge and the railway line.  
 

3. Protect and enhance 
rights of way, public open 

space and common land? 

In accordance with local plan policy, the development of the site could protect and could add to the existing rights of way network, public open spaces and common land 
assets. Development in this location would not result in loss of amenity greenspace.  
A public footpath (STAV2) crosses the site from the residential development to the north to the canal towpath. It is likely that development would have an impact on this 
footpath and the canal towpath but the footpath could be retained and there would be opportunities to protect and enhance the public rights of way network. 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 8  

• No AONBs, national parks or other nationally designated landscapes cover the site area. No impacts are anticipated on such designations. 

• Development would be likely to have only minor adverse effects on the local landscape, being a relatively small site and being located adjacent to the urban edge of Trowbridge and the railway line.  

• A public footpath (STAV2) crosses the site from the residential development to the north to the canal towpath. It is likely that development would have an impact on this footpath and the canal 
towpath but the footpath could be retained and there would be opportunities to protect and enhance the public rights of way network. 

• Overall, minor adverse effects are considered likely against this objective.  

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 
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1. Provide an appropriate 
supply of affordable 
housing? 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Trowbridge affordability ratio is 4.44. This is lower than the Wiltshire average of 
4.76. House building rates have been lower than what was anticipated by the WCS although there have been reasonable levels of affordable housing delivery.  
This site is capable of bringing forward a proportion of affordable housing as part of a development. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

The site is subject to slopes and dipping, although these aresn’t substantial, it is likely that the site is subject to a limited developable area and would be unlike to deliver 101 
homes at the higher end of the dwelling range. This limite potential for provision of a wide range of house types and sizes. Some high quality homes of different types and 
tenures could be delivered as part of the development on this site.  
 

Assessment outcome (on balance): minor positive effect 

Summary of SA Objective 9 

• This site is capable of bringing forward a proportion of affordable housing as part of a development. However, the capability of this site to deliver a range of house types, tenures and sizes is 
constrained by the site’s size.  

• Overall, minor positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

The Indices of Multiple Deprivation (IMD) 2019 identify this site as being within a more socially deprived area and adjoining areas of moderate levels of deprivation to the 
east and less deprivation to the west. The development could therefore lead to new homes and jobs in a more deprived area and be likely to result in some social benefits for 
the area.  
The site has the potential to deliver up to circa 101 homes of different types and tenures and could deliver some affordable housing.  

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 

The site is approximately 1.2km to the north of the town centre and has a good level of accessibility to the town centre. Development at this site should look to promote 
sustainable transport modes. Any new development should take opportunities to enhance local amenity greenspace, particularly along the canal, as part development on this 
site.  
Housing development at the site could generate a need for up to 13 early years, 31 primary school and 22 secondary school places. Early years places could be provided 
through the expansion of existing facilities. Primary school places which could be met through surplus places at Staverton Primary School, the second school on the Ashton 
Park development or any other primary schools emerging through the Local Plan Review. If these places are absorbed then expansion at Walwayne Court and Studley 
Green could be apparent, however these are situated on the other side of Trowbridge and accessibility could be an issue. Secondary schools places would need to be met at 
a new school on a larger site than the proposed school at the Ashton Park site. Contributions would need to be secured as part of any expansion of existing or new facilities 
to sufficiently meet education needs arising from the site.   
The site is approximately 0.8km north of Trowbridge Health Centre. Trowbridge is subject to the largest capacity gap in Wiltshire, which is forecast to increase by 2026. The 
CCG are considering relocating services from Trowbridge hospital to a new facility. Plans for an integrated Care Centre with primary care space are apparent, but the 
hospital birthing unit is due to close in 2021 and plans for new antennal and postnatal services are uncertain. Financial contributions are to be sought to support increased 
healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

This is a small site that would be unlikely to support new provision of community facilities onsite, but development should look to enhance existing local provision where 
appropriate through financial contributions. Existing Green Infrastructure assets to the north and along the Kennet and Avon Canal to the east are recreation opportunities 
which could be enhanced as part of development on this site.  
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4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Trowbridge is unlikely to lead to a significant reduction in rural isolation as development will be located on the urban edge of Trowbridge and will 
be meeting the needs of Trowbridge primarily. However, new development could help to create new linkages between Staverton and Trowbridge and could include the 
enhancement of the existing public transport network.  

Assessment outcome (on balance): moderate positive effect  

Summary of SA Objective 10 

• Development at this site would be likely to lead to some benefits in areas of higher deprivation as it is in and adjoined by more areas subject to more social deprivation.   

• Site is likely to be able to provide some affordable homes as part of housing development.  

• The site is accessible to the Town Centre through modes of sustainable transport, but opportunities to promote sustainable transport links should be pursued as part of any new development.  

• Additionally, opportunities should be taken to create linkages to existing local greenspace and GI assets on and offsite. 

• Early years, primary and secondary schooling provision is most likely to be met offsite through contributions towards existing or emerging provision to create new places.  

• Financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could provide some support for local services and facilities but would be very unlikely to support onsite provision. Contributions for offsite provision should be sought where appropriate.  

• Overall, a moderate positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in 
accessible locations, that 
reduce the need to travel 
and reduce reliance on the 
private car? 

Given the size of this site, it is considered unlikely that a mixed-use development would be achieved.  
Access to the local primary school (Staverton Primary School) is achievable within 1km which is within the ‘acceptable’ threshold as defined in Providing for Journeys on 
Foot (CIHT, 2000). The town centre is just beyond 2km and this is just over the maximum threshold for commuting, however this is mitigated by having Canal Road 
Industrial Estate within close proximity to the site. The enjoyment of the Town Centre for non-working requirements is also considered beyond the maximum walking 
distance threshold.  

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 
 

The site may only be accessed from Blackthorn Way as a result of Blease Close not forming highway. Blackthorn Way represents a modern residential estate road, with 
sufficient capacity to accommodate the proposed development. Access to Blackthorn Way is believed to be achievable, however it will be positioned on the outside of a 
tight bend, which may represent issues for visibility splays for right turners into the site.  
Beyond the near locality, congestion occurs on route to Bradford on Avon, via the B3105, along the northern fringes of Trowbridge, being Hill Street and Devizes Road and 
in and around the Town Centre. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: Pedestrian and cycle accessibility is provided by the canal towpath (Stav 3), leading to the footway/cycleway following the rail line, and PROW Stav 2. 
Whilst these are not lit, they are surfaced and provide a good level of access through the summer months when lighting is not an issue. Alternate routes are provided along 
footways through Staverton and Canal Road Industrial Estate.  
Cycling accessibility is accommodated by the Canal Towpath/Rail line route and this affords excellent access to the Town Centre and destinations further afield.  
The proximity of the site is not considered conducive to a sustainable site for all modes and uses, however good access by cycle provides some mitigation for this.  
Bus: Local bus stops on Thestfield Drive are approximately 320m from the site edge and therefore considered within a reasonable walking distance for the majority of the 
site; 400m threshold is considered. The bus stops accommodate the 68 Service between the Town Centre and Chippenham; however, this service is infrequent and cannot 
readily serve commuter journeys between towns. Access to the Town Centre is however accommodated, but with limited choice. 
Rail: Trowbridge Rail Station is positioned on the south western edge of the Town Centre and therefore, it is beyond a reasonable walking distance but within cycle 
accessibility. 
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Service Vehicles: The site is located in Staverton, which represents a relatively new extension to Trowbridge and is designed and constructed to accommodate all the 
demands of a residential development, including refuse collection and emergency vehicle access. An alternative access for emergency vehicles is unlikely to be achieved, 
given the short length of highway in which to connect to. In this regard, the site may be limited further in achievable numbers. 

Assessment outcome (on balance): minor adverse effect 

Summary of SA Objective 11 

• Given the size of this site, it is considered unlikely that a mixed-use development would be achieved 

• Access to the local primary school (Staverton Primary School) is achievable within 1km  

• The town centre is just beyond 2km and this is just over the maximum threshold for commuting, however this is mitigated by having Canal Road Industrial Estate within close proximity to the site 

• The site may only be accessed from Blackthorn Way as a result of Blease Close not forming highway 

• Cycling accessibility is accommodated by the Canal Towpath/Rail line route and this affords excellent access to the Town Centre and destinations further afield  

• Overall, likely effects of this development will be minor given the site size 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The site is approximately 1.2km to the north of the town centre and 1.65km from Trowbidge Railway Station. This is a small site, which would be less capable of supporting 
the vitality and viability of Trowbridge Town Centre. The site is well positioned to serve existing local facilities in the north of Trowbridge and at Staverton.  
Opportunities to improve connectivity to the town centre through sustainable transport modes should be incorporated into any development on this site to help support the 
town centre.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

The site is small and so the ability to meet a range of different economic needs is limited. It is unlikely that this site would be able to support a mixed-use development. 
Existing employment land at Canal Toad Industrial Estate is positioned to the east of the site, separated from the boundary by the Kennett and Avon Canal. Bradford Road 
Principal Employment Area is also situated approximately 1.2km to the southwest of the site, but is likely to be less accessible to due to the lack of a direct road network to 
the west of the railway line.   

Development at this site would not lead to a loss of any protected employment land.  

 

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This is a small site that would be unlikely to support new homes alongside employment land and community facilities. Any development at this site would be accompanied by 
associated infrastructure, which could have some knock-on benefits for the local economy, but would be unlikely to lead to economic growth in the area.  
 
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for 
development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers.  

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

A mixed-use development is unlikely to be supported by this site. However, it is in very close proximity to a large protected employment area.   

 

Assessment outcome (on balance): minor positive effect  

Summary of SA Objective 12 
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• The site is assessed as having a reasonable level of accessibility through sustainable transport modes. 

• The site is small and so the ability to meet a range of different economic needs is limited. It is unlikely that this site would be able to support a mixed-use development. However, it is in very close 
proximity to a large employment area.   

• Overall, minor positive effects are considered most likely against this objective. 

 

Trowbridge Site Number and SHELAA ref(s): Site 4 (SHELAA sites 3668 and 3687) 
Site size: 41.66 ha   Site capacity: approximate range 1042-1458 dwellings 
Site description: This site is in agricultural use – a mixture of pasture and arable. It is located to the east of Staverton. The site is bounded by the railway line and River Avon in the west and north, a 
solar farm to the east, Kennet & Avon canal in the south and the village of Staverton to the west.  

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

There are three wildlife corridors on the perimeter which mean the value of this site extends well beyond its boundaries. It is highly likely these will be key SAC bat flight 
routes to and from the SAC and they will need to be buffered by at least 100m buffers. Any internal hedgerows demonstrated to be core bat habitat would need to be 
mitigated in accordance with the TBMS principles i.e. retained within 45m corridors centred on the hedgerow. This will considerably reduce the capacity of the site but will go 
much of the way towards meeting the net gain requirements.  On the basis of recorded information, any subsequent development proposals would need to be informed by an 
ecological assessment in order to determine the scale and location of development alongside potential mitigation measures. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  
 

The western half of the site lies in the Bath & Bradford on Avon Bats SAC core area for greater horseshoe bats. The site could contain flight routes around the outskirts of 
Trowbridge that SAC bats use to access the SAC mines to the north. 
Key wildlife corridors include the Kennet and Avon Canal CWS along the southern boundary of the site, the Bristol Avon river CWS on the northern boundary and the railway 
line along the western boundary of the site. The site is characterised by priority habitats including hedgerows, ponds, running water and other habitats include arable and 
pasture land and several mature hedgerow and field trees. Protected species are likely to include otters along the river and water voles along the canal and possibly great 
created newts in the two ponds. On the basis of recorded information, any subsequent development proposals would need to be informed by an ecological assessment in 
order to determine the scale and location of development alongside potential mitigation measures. 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). 
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4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

The development of the site would appear to be capable of delivering multi-functional Green Infrastructure and improve habitat connectivity through the retention of 
hedgerows/trees and addition of new greenspace.  
The site has good access to the Kennet and Avon Canal path, and cycle and pedestrian paths could be developed with the potential to provide required open space on site 
to serve future residents.   
GI corridors are needed associated with the river and canal and buffers will be required between the sensitive features described above and the edge of any development, 
including infrastructure. These buffer zones could be incorporated into Green Infrastructure for the site as a whole, as long as habitat connectivity for wildlife is maintained 
throughout the wider local landscape. The cycleway could be enhanced as a green corridor for wildlife. Any development should aim to retain and enhance all hedgerows 
and treelines, and to create habitat areas that connect existing habitat, especially woodland and riparian areas. The inclusion of the buffer zones is to ensure avoidance of 
impacts. In addition to this, mitigation for loss of pastoral land of relatively low ecological value could be provided through enhancement of retained features within individual 
sites. 
It is recommended that developers and their consultant ecologists use the Defra Biodiversity Metric 2.0 (currently a Beta version but available to use and continually updated 
throughout its development), to demonstrate that net gain for biodiversity can be achieved through good design and inclusion of new features with function for biodiversity.  A 
minimum of 10% net gain for biodiversity should be required within individual sites and overall design o should help ensure that habitat creation within individual sites, 
provides connectivity to adjacent or nearby habitat areas.   

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 1 

• There are three wildlife corridors on the perimeter, and it is highly likely these will be key SAC bat flight routes to and from the SAC.  

• On the basis of recorded information, any subsequent development proposals would need to be informed by an ecological assessment in order to determine the scale and location of development 
alongside potential mitigation measures.  

• There is scope for mitigation with good opportunities to capitalise on wildlife corridors to maximise wildlife habitat and secure enhancement of key SAC corridors, provide access to open space within 
and beyond the site thus avoiding regular visits from new residents to Green Lane Woodland Complex with advance planting and access provision necessary to achieve the above. 

• On balance, moderate (significant) adverse effects are considered likely against this objective. 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

This is a large site and it is considered possible that development could achieve an efficient use of land through maximising densities. There are a range of constraints along 
all of the boundaries of this site which will require further consideration. 

2. Maximise the reuse of 
Previously Developed Land? 

This site is greenfield and in agricultural use, therefore opportunities to maximise PDL are very limited.  

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. However, a more detailed assessment 
of the site would be required prior to any development coming forward. If subsequent evidence suggests the presence of land contamination, a remediation and mitigation 
strategy would be required. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this site as consisting mainly of Grade 3 BMV agricultural land with a small amount of Grade 4 towards the River Avon - there is no differentiation between 
Grades 3a and 3b so further assessment may be required. Development of this site would lead to a significant permanent loss of medium quality agricultural land. Where 
possible, any development on this site should be located to reduce the loss of BMV, with development of lower quality land instead.  
Given the likely scale of development, significant adverse effects would be anticipated. 
 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 

The northern two thirds of the site are located in a Sand and Gravel Mineral Safeguarding Area so the potential resource would likely be substantially sterilised. A significant 
area of the site could be lost but constraints could be overcome through mitigation (such as extraction of mineral prior to development). 
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extract the mineral resource 
as part of the development? 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a large site and there are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be incorporated 
successfully into the layout and design of development.  
 
The Trowbridge Household Recycling Centre is located at Canal Road Industrial Estate which is in proximity by car to this site.  
 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 2 

• A large greenfield site that is in agricultural use - there are limited opportunities to maximise use of PDL within the site. 

• Evidence shows this site as consisting mainly of Grade 3 BMV agricultural land with a small amount of Grade 4. Development of this site would likely lead to a significant loss.  

• It is considered possible that development could achieve an efficient use of land through maximising densities. 

• It is unlikely that remediation measures for contaminated land would be needed to any significant degree, but more detailed assessment would be required to establish this. 

• The northern two thirds of the site are located in a Sand and Gravel Mineral Safeguarding Area so the potential resource would likely be substantially sterilised.  

• There are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be incorporated into a development.  

• Overall, given the size of the site, likely permanent loss of greenfield, agricultural land and location within a Mineral Safeguarding Area, moderate (significant) adverse effects are considered likely 
against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

Approximately 30% of the site is covered by Source Protection Zone 2c which is an extension to the outer protection zone. It does not require an assessment as to whether it 
poses an unacceptable risk to the source of supply. Some zones are extended because activities below the surface, such as deep drilling, could create pathways for 
pollutants to enter the groundwater. Zone 2 is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based loosely on consideration of the 
minimum time required to provide delay, dilution and attenuation of slowly degrading pollutants. 
The site is covered by a Drinking Water Protected Area. Drinking Water Protected Areas (Surface Water) are, within the Water Framework Directive, where raw water is 
abstracted from rivers and reservoirs. Raw water needs to be protected to ensure that it is not polluted which could lead to additional purification treatment. To do this water 
companies and the Environment Agency identify raw water sources that are ‘at risk’ of deterioration which would result in the need for additional treatment. These zones are 
areas where the land use is causing pollution of the raw water. Action is targeted in these zones to address pollution so that extra treatment of raw water can be avoided. 
Therefore, consultation with the Environment Agency would be required to understand determine the likely effects of the development.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses. Consultation with the Environment Agency could be required to determine the likely effects of development within the 
areas identified within the Source Protection Zones. Reference should also be made to Wiltshire Council’s Groundwater Management Strategy 2016. Consideration should 
be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from impermeable surfaces. As this site covers a Source Protection 
Zone, the extent to which Sustainable Drainage systems can be used may be affected. As this site covers a Source Protection Zone, the extent to which Sustainable 
Drainage systems can be used may be affected. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 

This site falls within the catchment area supplied by Wessex Water. Wessex Water has provided information about the impact planned development will have on the STW at 
Trowbridge. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) it is considered that 
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sewage treatment facilities 
and surface water drainage 
is available? 
 

improvements are highly likely to be required because AMP 6 investment does not cover residual requirement (3924). Further investment is likely approximately 2030. This is 
subject to further detailed review. As this is such a large site, it is considered that significant investment would be needed to increase the STW capacity before development.  
As this is such a large site, it is very probable that this site will require significant investment water, sewerage and drainage infrastructure to serve this level of development. It 
would need to be confirmed whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or 
employment development could lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the 
developer(s) and the relevant utilities companies. 

Assessment outcome (on balance): Moderate (significant) adverse effect  

Summary of SA Objective 3  

• Approximately 30% of the site is covered by Source Protection Zone 2c.  

• The site is covered by a Drinking Water Protected Area which are where raw water is abstracted from rivers and reservoirs 

• It is not covered by a Drinking Water Safeguard Zones.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This needs to be considered when designing Surface 
Water Drainage Systems, which may be inhibited near the Source protection Zone.   

• Consultation with the Environment Agency could be required to determine the likely effects of development. 

• According to Wessex Water, the STW that serves Trowbridge would require significant investment to support a large number of homes. As this is a large site, it is thought the STW might need to be 
improved to cope with the increased demand on it.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, given that the Trowbridge STW might require significant investment to cope with capacity and that the site is partially covered by Source Protection Zone2c (an extension to SPZ Zone 2), 
which could affect the ability to use sustainable drainage systems, moderate (significant) adverse effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including noise, light and vibration – both during 
construction and operational phases, as will the level of required transport infrastructure. Development will be taking place in an area which is currently primarily open 
countryside, in agricultural use and with few roads or buildings.  
This site is adjacent to the railway line so an assessment of noise will need to be carried out and the site designed and laid out to mitigate noise so the levels recommended 
in BS8233:2014 can be achieved. This should not be a barrier to development.  
On the other side of the railway line is the Nestle Factory. Detailed assessment of noise and odour will be required, and any dwellings laid out and designed to suitably 
mitigate the impacts.  
Constraints are on one side of the site and suitable mitigation should be achievable without a significant impact on the number of dwellings. Buildings adjacent to the railway 
line can be designed to protect the rest of the site from noise. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

This is a large site within open countryside. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any 
new highway infrastructure needed to serve the development (which is likely to be significant).  
There are currently no exceedances of air quality objectives in Trowbridge in the areas that have been monitored. 
Sites 7,8 and 10 are major sites in the same general geographical area and whilst they are not individually show stoppers, the pressure that they in combination would put on 
existing heavily trafficked local roads means that assessment of air quality impacts over the broad range of these developments needs to be done as a priority at the master 
plan stage and mitigation and lifestyle changes incorporated. The risk of exceedances is not at the development, (unless introducing canyons or creating new exposure 
beside heavily trafficked roads), it is on existing roads that feed traffic into the centre to use services.  
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3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 4 

• The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including noise, light and vibration – both during construction and 
operational phases, as will the level of required transport infrastructure.  

• This site is adjacent to the railway line so an assessment of noise will need to be carried out and the site designed and laid out to mitigate noise. 

• On the other side of the railway line is the Nestle Factory and detailed assessment of noise and odour will be required. 

• Constraints are on one side of the site and suitable mitigation should be achievable without a significant impact on the number of dwellings.  

• This is a large site within open countryside. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any new highway infrastructure 
needed to serve the development (which is likely to be significant).  

• Sites 7,8 and 10 are major sites in the same general geographical area and whilst they are not individually show stoppers, the pressure that they in combination would put on existing heavily 
trafficked local roads means that assessment of air quality impacts over the broad range of these developments needs to be done as a priority at the master plan stage and mitigation and lifestyle 
changes incorporated. 

• Overall, a site of this size in this location is considered likely to have moderate (significant) adverse effects against this objective, with mitigation problematic but achievable. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

A site of this size has the potential to produce large amounts of greenhouse gases through the construction and occupation of the development. Mitigation measures can be 
applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable 
energy and delivering sustainable transport. 
It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space. Low carbon 
community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

Most of the site is in Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The closest watercourse to the site is 
the River Avon which runs from along the north of the site. it is advisable to implement buffer zones adjacent to watercourses with significant biodiversity enhancement and 
Green infrastructure. 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 

There is a medium pluvial flood risk across 5% of the site. This means each year this area has a 1% chance of flooding, considering climate change. There is a low pluvial 
flood risk associated with 15% of the site. This means that each year there is a 0.1% chance of flooding in this area. The risk is thought to be associated with a drain which 
runs towards the River Avon. Pluvial Flood Risk should be mitigated by an appropriate surface water drainage strategy.   



201 
 

without increasing flood risk 
elsewhere? 
 

There is a low risk to 42% of the site associated with groundwater levels that are between 0.5 and 5 m below the ground surface. This is across the north east of the site. 
Groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater investigations will be required. 
Cumulative impacts have been scored low. The site will require a Flood Risk Assessment to ensure there is no flood risk to site and that development of this site won’t 
exacerbate Flood Risk elsewhere. 

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The size of this site will allow for the provision of areas of open space, but much of what is currently greenfield agricultural land will be developed. Enough land would need to 
be available for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or 
bettering current greenfield infiltration rates. However, some commonly used sustainable drainage techniques may not be able to be used across some of the site due to high 
groundwater levels. 
 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 5 

• Most of the site is in Flood Zone 1  

• There is a low pluvial flood risk associated with 14% of the site which should be mitigated with an appropriate surface water drainage strategy  

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere. 

• There is a low risk associated with shallow groundwater under 42% of the site. This could inhibit the use of some sustainable draining methods, likely resulting in surface water having to be drained 
through conventional piping systems. This puts pressure on the existing system.  

• It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space, and it is considered that any future 
development could incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this sized site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. These 
emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development that can 
reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is considered that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. It is considered possible for new development to be in flood zone 1. However, given the risk associated with high groundwater levels, which could inhibit the use of 
SUDs and thus worsen flood risk elsewhere, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is one of the larger sites in Trowbridge and so presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the 
use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 
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2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

It is thought that a site of this size could require significant investment to reinforce the grid to cope with the increased demand, and this may entail significant costs. However, 
according to the Swindon and Wiltshire Local Energy Strategy (2018), at present the bulk supply points (BSP) in Wiltshire are within their capacity limits. 
Currently, the substations in Trowbridge are also unconstrained in relation to generation availability and it is considered that they could support increased generation 
capacity.  
It is unknown how the site would be bought forward therefore further evidence would be required to understand whether investment in the grid would be required for a site of 
this size in Trowbridge. If the site was able to support its own renewable energy then the site would be less likely to depend on the grid.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?     

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Moderate (significant) positive effect  
  
Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create economic 
and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is considered that the current energy infrastructure could cope with the increased demand of this site, reducing the cost associated with reinforcing the grid. However further evidence is required to 
confirm this.  

• If the site were to be bought forward with its own self-supporting local network through renewable energy generation, these costs could be significantly less.  

• Overall, given the opportunity for future renewable energy generation, but considering the increase in demand this development would create, moderate (significant) positive effects are considered 
likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 

Development could lead to a possible impact on the Grade II Listed Canal Bridge, Wharf Cottage and Wharf House (now Maxcroft House) which are adjacent to Kennet and 
Avon canal. These assets (canal, wharf and other wharf   side buildings) relate primarily to each other and the understanding of the historic transport route rather than wider 
rural countryside so mitigation likely to be possible.  Mitigation could be via design and likely to be required to minimise impact on settings of canal and listed wharfside 
buildings and may reduce capacity of site. 
The site has medium value features including undated pits (arranged in a semi-circle), ditches and a ring ditch in the western site border, which indicate presence of 
archaeological remains, potentially associated with roman settlement in buffer area. Also there are two areas of Roman settlement evidence in the buffer area indicating the 
potential for further archaeological remains continuing into the site. 
There are various features of low value including the site of former 19th centruy Outfarm, Medieval Ridge and Furrow earthworks and associated field boundaries across the 
site and in the buffer area, demolished 19th century farm building at the centre of the site. Former ridge and furrow earthworks indicate potential for survival of archaeological 
remains.  
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heritage assets and their 
settings?  
 

Further investigation is likely needed of geophysical survey and subsequent trial trenching, particularly at the east and west site edges where Roman remains have been 
identified in the buffer.  Based on evidence that is currently available and known, the site appears to be not heavily constrained by archaeological remains, however given the 
activity in the wider area and the limited understanding of this site there is still an element of risk.   
Following further investigation, mitigation could include avoidance of high value archaeological remains where preservation in situ is likely to be required, potentially at the 
east and west edges of this site.  Alternatively, mitigation strategy could include preservation by record where preservation in situ is not required. Should preservation be part 
of a mitigation strategy, opportunities to interpret and enhance understanding and / or improve land management regimes could be taken forward.  
Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects is moderate. Following the results of further investigation, 
the risk of significant adverse archaeological effects could increase or decrease accordingly.  
The site comprises part of a wider network of weak continuity, where landscape character has been subject to change. There is evidence of the survival of Post Medieval 
field patterns reflecting piecemeal enclosure legible across the site. Mitigation strategy could include incorporation of surviving historic landscape elements, such as field 
patterns, hedgerows and mature trees, within future development. Following the application of suitable mitigation strategies, the potential for significant adverse historic 
landscape effects is very low. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site could deliver development that maintains and enhances the distinctiveness of settlements through 
high quality design. No details of any potential future development scheme or design and layout are currently known. Development of the site would have the potential to 

appropriately protect and enhance designated heritage assets according to their significance.  

The site is not located near to a conservation area. 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 7  

• Development could lead to a possible impact on the Grade II Listed Canal Bridge, Wharf Cottage and Wharf House (now Maxcroft House) which are adjacent to Kennet and Avon canal. Mitigation 
could be via design and likely to be required to minimise impact on settings of assets. 

• The site is not located near to a conservation area. 

• Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects is moderate.  

• Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape effects is very low 

• Overall, given that there are no designated assets affected and the potential for significant adverse archaeological effects are moderate and historic landscape effect is low, minor adverse effects are 
likely. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The site lies on the north edge of Trowbridge, between the railway and Kennet and Avon Canal, north-east of Staverton. The site is bound by the railway cutting to the 
northwest, River Avon to the north, connecting watercourse to the east, Kennet and Avon Canal to the southeast and B3105 and settlement edge to the southwest. No 
AONBs, national parks or other nationally designated landscapes cover the site area. No impacts are anticipated on these designations. 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 

In accordance with national policy/local plan policy, the development of the site would have the potential to appropriately protect and enhance the intrinsic character and 
scenic beauty of the countryside. While development would have an effect on the landscape, the site is of a size whereby landscape mitigation could be employed by 
avoiding development that would break the treed skyline, limit development in the east and south of the site, in proximity to the River Avon and Kennet and Avon canal, in 
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quality, inclusive design of 
buildings and the public 
realm? 
 

order to conserve the alignment of the canal and retain open land and vegetation features as part of an integrated settlement edge, retention of hedgerows, trees and copses 
as part of a mature landscape framework that links through the landscape and contributes to a green buffer to settlement areas and creation of a strategic green gap along 
the route of the B3105 to help integrate new and existing settlement and maintain separate identities. 
Overall, it is considered that the site is of generally medium landscape sensitivity to development, with high sensitivity to boundaries with the river, stream and canal. The site 
has generally medium capacity to accommodate development. 
The following opportunities have been identified: 

• Seek opportunities as part of site masterplanning, to create a blue corridor that strengthens the multi-functional opportunities of the Kennet and Avon Canal; 

• Seek opportunities to conserve and enhance hedgerows, trees and particularly riparian vegetation as part of the landscape strategy for the site, to contribute to 
biodiverse, accessible and connected green space as part of a wider green infrastructure network; 

• Seek opportunities to enhance the sense of place through use of appropriate building materials in respect of new development 

• Seek opportunities to screen visually intrusive development where appropriate and in keeping with the landscape character; and  

• Seek opportunities to enhance the interface between different settlement areas and the countryside, considering the gently sloping landform and providing a 
countryside foreground that incorporates the watercourses and creates a soft, well-integrated settlement edge. 

Development with the proposed landscape mitigation on this site would have a moderate adverse effect on the SA objective to conserve and enhance the character and 
quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 

3. Protect and enhance 
rights of way, public open 

space and common land? 

In accordance with local plan policy, the development of the site could protect and could add to the existing rights of way network, public open spaces and common land 
assets. Development in this location would not result in loss of amenity greenspace. The Kennet and Avon Canal is an important recreational and heritage feature that links 
through the landscape between Devizes and Trowbridge, continuing west into Bradford On Avon.   
There are a number of public footpaths, bridleways and promoted routes in proximity to the site, including Sustrans route 4 along the length of the canal along the southern 
edge of the site and into Staverton Marina. Development may affect the amenity value of the footpaths. Assuming these rights of ways remain open during construction and 
operation, no adverse effects are likely. It is likely that development in this location would therefore have an impact on views from various public rights of way. Given the size 
of the site additional connectivity to existing networks could be achieved. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 8  

• No AONBs, national parks or other nationally designated landscapes cover the site area. No impacts are anticipated on these designations. 

• Overall, it is considered that the site is of generally medium landscape sensitivity to development, with high sensitivity to boundaries with the river, stream and canal.  The site has generally medium 
capacity to accommodate development. 

• There are a number of public footpaths, bridleways and promoted routes in proximity to the site, with additional connectivity to existing networks possible. 

• Overall, given that development with the proposed landscape mitigation on this site would have a moderate adverse effect development of the site could protect and could add to the existing rights of 
way network, public open spaces and common land assets, positive effects are likely. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Trowbridge affordability ratio is 4.44. This is lower than the Wiltshire average of 
4.76 based on the same dataset. House building rates have been lower than what was anticipated by the WCS although there have been reasonable levels of affordable 
housing delivery. This site may be capable of bringing forward a large proportion of affordable housing as part of a development of a significant number of new homes. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

Small areas (south west corner and towards centre of site) appear unsuitable for adaptable homes but remainder of site is large enough to accommodate a wide range of 
housing types and sizes. High quality homes of different types and tenures could be delivered as part of the development on this site.  
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Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• This site may be capable of bringing forward a large proportion of affordable housing as part of a development of a significant number of new homes. 

• There is a large amount of developable land on this site and it could be capable of achieving a wide range of house types and sizes.    

• High quality homes of different types and tenures could be delivered as part of the development on this site.  

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, major (significant) positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 
 

The Indices of Multiple Deprivation (IMD) 2019 identify this site as being within an area of lower deprivation, but the site does adjoin a more deprived area. The development 
of this site is unlikely to direct new homes and jobs in an area of higher deprivation and would therefore be unlikely to result in social benefits for the area, but there could be 
knock on effects for more deprived areas in the north of Trowbridge.  
The level of affordable housing that would be required by this site is yet to be determined, however it has the potential to deliver up to circa 1460 homes of different types 
and tenures. The site is considered to be able to deliver a very good level of affordable housing and the site could be capable of exceeding the current policy requirement for 
30% affordable housing delivery. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 

The site is positioned approx. 2.1km to the north of Trowbridge Town Centre and has a poor level of accessibility through sustainable modes from the site to the town centre. 
Development at this site should look to enhance and promote sustainable transport modes to ensure sufficient access from all parts of the site to the town centre. A 
development of this size should take opportunities to incorporate amenity greenspace as part of development on this site or improve existing GI assets, such as nearby 
CWSs.   
Development at this site would generate a need for 69-97 early years places, 165-231 primary school places and 117-164 new secondary school places. In meeting the 
needs for early years places, one 80-100 place day care nursery would be required. Some of the primary level needs could be met through the surplus of places at Staverton 
Primary. Additionally, primary needs could be met at new schools on site 7, if it were to come forward, but it is unlikely that this site would be able to support a new primary 
school alone. A new secondary school for the settlement is likely to be required to meet the proposed level of growth and this would be able to support secondary needs 
arising from this site. Contributions and land would need to be secured as part of ensuring education needs are sufficiently met offsite.     
This site has some existing accessibility to health care provision in the Town. Trowbridge Health Centre is approx. 1.8km to the south-west of the south western boundary of 
the site. Trowbridge is subject to the largest capacity gap in Wiltshire, which is forecast to increase by 2026. The CCG are considering relocating services from Trowbridge 
hospital to a new facility. Plans for an integrated Care Centre with primary care space are apparent, but a the hospital birthing unit is due to close in 2021 and plans for new 
antennal and postnatal services are uncertain. There is a possibility that the position of a site at this town will adversely affect the delivery of health services. Financial 
contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The large scale of this site suggests that development would be capable of delivering formal and informal public space, alongside other community uses as part of a mixed-
use development on this site. There are opportunities to improve and enhance PROWs: STAV1 and STAV3. Opportunities to introduce community facilities to serve the 
development may be apparent and should be incorporated where possible.  
New or enhanced community, education and recreational facilities onsite or offsite will be required to serve a development of up to circa 1460 homes in locations that are 
accessible by sustainable modes of transport to all residents. Where possible these should be delivered onsite ahead of financial contributions toward offsite provision.  
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4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Trowbridge is unlikely to reduce rural isolation by a significant amount as the housing will be located on the urban edge of Trowbridge and will be 
meeting the needs of Trowbridge primarily. However, new development could provide a very good level of affordable housing for those people living in surrounding rural 
areas who cannot afford rural house prices and there will be new education and other community facilities which rural residents could access. Public transport services will 
need to be extended to serve this new development and this could also benefit people in rural areas. 
 

Assessment outcome (on balance): moderate (significant) positive effect 

Summary of SA Objective 10 

• Development at this site would direct new homes and jobs in an area of lower levels of deprivation, but it could have social benefits in the wider northern area of Trowbridge where higher rates of 
social deprivation are apparent.   

• The site is likely to be able to provide affordable homes as part of housing development.  

• While the site lacks existing accessibility to the town centre, there are likely to be opportunities to enhance connectivity through sustainable transport modes.  

• It is likely that amenity greenspace could be incorporated into a scheme of this size.   

• Early years, primary and secondary education provision is most likely to be met by offsite and supported by financial contributions.   

• Some accessibility to existing health provision, but opportunities to improve should be taken and financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could go some way to helping support local services and facilities and could possibly incorporate new services and facilities onsite. Contributions for offsite provision should be sought where 
appropriate.  

• Overall, a significant moderate positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The significant size of this site would suggest that a mixed-use development involving residential, employment and other uses could be achieved that may help reduce the 
need to travel. On-site employment, health, retail, education and other facilities may be required to reduce out-commuting and reduce impacts on existing roads.  

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 
 

The site is bounded by a congested road in the form of the B3105, a railway line and a canal. These boundary constraints reduce the opportunities to deliver a site 
accessible by all modes of transport without adding to current levels of local congestion. 
The site is served by the B3105 (Marsh Road) which is constrained to westbound traffic movements by narrow bridges across the railway line and River Avon respectively; 
the latter being traffic light controlled to single file traffic. These constraints result in congestion in the near locality to the development site which would be exacerbated by 
additional travel movements; it should be noted that the full extent of Marsh Road is subject to westbound congestion in the AM peak. 
For south and eastbound movements, the development site may access through Staverton loading additional traffic onto Thestfield Drive, being the only southbound access 
for Staverton across the Avon and Kennet Canal. Alternatively, traffic from the development site may load onto the Hammond Way/Marsh Road roundabout which further 
exhibits congestion in the AM peak.  
Because of the constraints to access the site, due to boundaries with the railway line and canal, traffic from the development would add to current traffic congestion issues 
along Marsh Road.   

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 

Pedestrian/Cycle: The site is within close proximity to Staverton Primary School and employment opportunities at Canal Road Industrial Estate. The Town Centre and 
Railway Station are however beyond reasonable walking distance, but accessible by cycle via routes along the canal and railway line. 
Bus: The site is within reasonable walking distances to bus stops on Marsh Road serving the 64 and 68 services. Both services are infrequent and inadequate to serve the 
development. Furthermore, given the inadequacy of the B3105, it terms of capacity and current levels of congestion, it is considered unlikely that a commercially viable 
service could operate to fully serve the site other than to link the site with the Town Centre. 
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transport options, including 
Active Travel? 

Rail: Trowbridge Rail Station is beyond reasonable walking distance but is considered very accessible by cycle due to provision of the canal path and railway path. 
Service Vehicles: Access to service vehicles is achievable. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 11 

• The significant size of this site would suggest that a mixed-use development could be achieved that may help reduce the need to travel.  

• The site is bounded by a congested road in the form of the B3105, a railway line and a canal. These boundary constraints reduce the opportunities to deliver a site accessible by all modes of transport 
without adding to current levels of local congestion. 

• Because of the constraints to access the site, traffic from the development would likely add to current traffic congestion issues along Marsh Road.   

• Pedestrian/Cycle: The site is within close proximity to Staverton Primary School and employment opportunities at Canal Road Industrial Estate. The Town Centre and Railway Station are however 
beyond reasonable walking distance, but accessible by cycle via routes along the canal and railway line. 

• Bus: The site is within reasonable walking distances to bus stops on Marsh Road and it is considered unlikely that a commercially viable service could operate to fully serve the site other than to link 
the site with the Town Centre. 

• Rail: Trowbridge Rail Station is beyond reasonable walking distance but is considered very accessible by cycle due to provision of the canal path and railway path. 

• Strategic mitigation measures include: Delivery of the Trowbridge Transport Strategy. 

• Overall, likely effects of this development will be significant – a significant amount of new road and sustainable transport infrastructure will be required. Mitigation measures are likely to be achievable 
but problematic. Therefore, moderate (significant) adverse effects are likely overall against this objective. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The site is positioned approx. 2.1km to the north of Trowbridge Town Centre and the Trowbridge Railway Station is positioned approx. 2.6km to the south-west of the site. 
There is a poor level of existing accessibility between the site and town centre. This is a large site that is likely to be able to support the town centre, as well as existing local 
facilities, if connectivity through sustainable transport modes were improved.  

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

Although this site does not have excellent accessibility to the town centre, it does benefit from access to the B3105 (Marsh Road). Development at this site would require 
upgrades to local roads, including the creation of sustainable transport linkages within the site, to the local area and wider Trowbridge area. Canal Road Principal 
Employment Area is position approx. 0.5km to the south of the site.  
The size of this site suggests that it would be capable of being able to deliver a mixed-use development, which incorporates employment land that would be able to meet a 
range of economy needs, including those for higher skilled employment.  

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This site could provide high levels of new housing, including affordable housing, employment and associated infrastructure that will help support the local economy and 
economic growth, including new highway infrastructure.  
 
This site is of a large size and as such presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the use and supply 
of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable 
development, considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from 
decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers. It is considered that a site of this size could 
enable significant economic and employment opportunities in sustainable green technologies. 

4. Promote a balance 
between residential and 
employment development to 

A site of this size could provide mixed-use development that includes a balance of employment and residential land to meet a range of needs. This could help reduce the 
need to travel but there will still need to be significant investment in sustainable transport modes linking to the town centre and railway station for those people who work 
elsewhere.  
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help reduce travel to work 
distances? 

 

Assessment outcome (on balance): major (significant) positive effect 

Summary of SA Objective 12 

• This site is poorly connected to the Town Centre and railway station. It would be capable of being able to support local facilities, however.  

• The site benefits from its close proximity to B3105 (Marsh Road) and existing protected employment land.  

• This is a large site that could lend itself to mixed-use development, including employment land to meet a range of economic needs. 

• Overall, a major significant positive effect is likely.    

 

Trowbridge Site Number and SHELAA ref(s): Site 5 (SHELAA sites 3541, 3134, 723, 736, 644, 2093, 782923, 641) 
Site size: 135.30 ha   Site capacity: approximate range 3382 - 4735 dwellings 
Site description: This large site is mostly in agricultural use, although there are a number of residential properties, farms and commercial businesses within the site. It is located to the east of Hilperton 
village and bounded by the Kennet & Avon canal in the north and the A361 in the south. The eastern boundary of the site runs north-south along Whaddon Lane and Byway HILP21. The southern part of 
the site has access to the roundabout next to Paxcroft Farm.  
There are a number of public rights of way that cross the site. Knoll Farm and some land to the east of it are not included within this site. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 
local biodiversity and 
geodiversity? 

Key flight lines for Bechstein’s are thought to head north from Green Lane Wood up to Paxcroft Farm, the K&A Canal and beyond Whaddon but this is based on radio-
tracking of 1 or 2 bats. Principles for buffering and offsetting habitats can be drawn from experience with the TBMS but additional habitat will be required to deliver net 
biodiversity gain. Considerations for bats are likely to also be able to accommodate other protected species such as birds and reptiles.  Large numbers of new dwellings will 
generate additional recreational pressure on Green Lane Woodland Complex. On the basis of recorded information, any subsequent development proposals would need to 
be informed by an ecological assessment in order to determine the scale and location of development alongside potential mitigation measures. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  
 

The southern third of the site lies in the Bath & Bradford on Avon Bats SAC core area for Bechstein’s bats, and two fields at Maxcroft Farm in the north west are within the 
core area for greater horseshoe bats. The site is likely to contain flight routes around the outskirts of Trowbridge that SAC bats use to access SAC mines to the north. 
Several bridleways which are shown on historical maps have good potential to be commuting routes for bats.  
The whole site lies within the yellow zone of the Trowbridge Bat Mitigation Strategy (TBMS) (medium risk for effects of habitat loss) and most of the site also lies within the 
grey hatched zone (medium risk for effects of recreational pressure). The Kennet and Avon canal CWS lies at the northern boundary of the site. 
As this is a very large site there would be plenty of scope to avoid and mitigate impacts of habitat loss for example there is potential for large-scale land implications e.g. 
100m wide corridors will need to be set aside. There are opportunities for net gain as the site is currently intensively agricultural. Historical maps show more ponds and tree 
lined lanes but generally speaking, field patterns have remained the same since pre-war times. New woodlands and wetlands would be readily created in this area of heavy 
clays, would be quickly taken up by bats and newts and would provide stepping stones between Great Bradford Wood and Green Lane Wood.  
Several farms lie within the site and these hold potential for roosting by horseshoe bats. If roosts are confirmed there will be implications for retaining foraging habitat and 
commuting corridors in the allocation. The site is characterised by priority habitats including hedgerows, ponds, running water with other habitats include arable and pasture 
land. 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). 
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4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

The development of the site would appear to be capable of delivering multi-functional Green Infrastructure and improve habitat connectivity through the retention of 
hedgerows/trees and addition of new greenspace. 
The site has good access to the Rugby Club and to the Kennet and Avon Canal path, and cycle and pedestrian paths could be developed with the potential to provide 
required open space on site to serve future residents. There is the potential to incorporate expansion of Trowbridge Rugby Club which is a strategic objective for sport 
provision at Trowbridge and represents wider benefits for existing / neighbouring residents, in relation to the strategic priorities 
GI corridors are needed associated with canal and buffers will be required between the sensitive features described above and the edge of any development, including 
infrastructure. These buffer zones could be incorporated into Green Infrastructure for the site as a whole, as long as habitat connectivity for wildlife is maintained throughout 
the wider local landscape. The cycleway could be enhanced as a green corridor for wildlife. Any development should aim to retain and enhance all hedgerows and treelines, 
and to create habitat areas that connect existing habitat, especially woodland and riparian areas. The inclusion of the buffer zones is to ensure avoidance of impacts. In 
addition to this, mitigation for loss of pastoral land of relatively low ecological value could be provided through enhancement of retained features within individual sites. 
It is recommended that developers and their consultant ecologists use the Defra Biodiversity Metric 2.0 (currently a Beta version but available to use and continually updated 
throughout its development), to demonstrate that net gain for biodiversity can be achieved through good design and inclusion of new features with function for biodiversity.  A 
minimum of 10% net gain for biodiversity should be required within individual sites and overall design o should help ensure that habitat creation within individual sites, 
provides connectivity to adjacent or nearby habitat areas.   

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 1 

• Consideration should be given for bats within and adjacent to the site. Principles for buffering and offsetting habitats can be drawn from experience with the TBMS but additional habitat will be 
required to deliver net biodiversity gain.  

• Considerations for bats are likely to also be able to accommodate other protected species such as birds and reptiles.   

• Any subsequent development proposals should be informed by ecological assessment in order to determine the scale and location of development alongside potential mitigation measures. 

• As this is a very large site there would be plenty of scope to avoid and mitigate impacts of habitat loss for example there is potential for large-scale land implications e.g. 100m wide corridors will 
need to be set aside.  

• There are opportunities for net gain as the site is currently intensively agricultural. Historical maps show more ponds and tree lined lanes but generally speaking, field patterns have remained the 
same since pre-war times.  

• New woodlands and wetlands would be readily created in this area of heavy clays, would be quickly taken up by bats and newts and would provide stepping stones between Great Bradford Wood 
and Green Lane Wood.  

• Overall, moderate (significant) adverse effects are considered likely against this objective. 
SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

This is a large site and it is considered possible that development could achieve an efficient use of land through maximising densities. 

2. Maximise the reuse of 
Previously Developed Land? 

This large site is mostly greenfield, agricultural land and therefore opportunities to maximise PDL are very limited. There are a number of residential properties, farms and 
commercial businesses within the site which could be re-developed, however. 

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

Most of this site is greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. The main areas where 
contaminated land may exist are at the working farms within the site. However, a more detailed assessment of the site would be required prior to any development coming 
forward. If subsequent evidence suggests the presence of land contamination, a remediation and mitigation strategy would be required. 

4. Result in the permanent 
loss of the Best and Most 

Evidence shows this site as consisting mostly of Grade 3 BMV agricultural land with a small amount of Grade 2 in the south of the site. There is no differentiation between 
Grades 3a and 3b so further assessment may be required. Development of this site would therefore lead to a significant permanent loss of mostly medium quality agricultural 
land. Where possible, any development on this site should be located to reduce the loss of BMV, with development of lower quality land instead.  
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Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Given the likely scale of development on a site of this size, a significant loss of agricultural land would be anticipated.  
 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 
resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a large site and there are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be incorporated 
successfully into the layout and design of development.  
 
The Trowbridge Household Recycling Centre is located at Canal Road Industrial Estate which is in proximity by car to this site.  
 
The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 2 

• A very large site that is mostly in agricultural use - there are limited amounts of PDL within the site. 

• Evidence shows this site consists mostly of Grade 3 BMV agricultural land with a small amount of Grade 2 in the south of the site. Development of this site would therefore lead to a significant 
permanent loss of mostly medium quality agricultural land. Where possible, development should try to reduce loss of BMV by developing land of lower quality.  

• It is considered possible that development could achieve an efficient use of land through maximising densities. 

• It is unlikely that remediation measures for contaminated land would be needed to any significant degree, but more detailed assessment would be required to establish this. 

• The site is not located within a designated Mineral Safeguarding Area. 

• There are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be incorporated into a development.  

• Overall, given the size of the site and likely permanent loss of greenfield, agricultural land, moderate (significant) adverse effects are considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

A very small proportion of the site (thought to be less than 5%) is covered by Source Protection Zone 2c which is an extension to the outer protection zone. It does not 
require an assessment as to whether it poses an unacceptable risk to the source of supply. Some zones are extended because activities below the surface, such as deep 
drilling, could create pathways for pollutants to enter the groundwater. Zone 2 is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based 
loosely on consideration of the minimum time required to provide delay, dilution and attenuation of slowly degrading pollutants.  
The site is approximately 60% covered by a Drinking Water Protected Area. Drinking Water Protected Areas (Surface Water) are, within the Water Framework Directive, 
where raw water is abstracted from rivers and reservoirs. Raw water needs to be protected to ensure that it is not polluted which could lead to additional purification 
treatment. To do this water companies and the Environment Agency identify raw water sources that are ‘at risk’ of deterioration which would result in the need for additional 
treatment. These zones are areas where the land use is causing pollution of the raw water. Action is targeted in these zones to address pollution so that extra treatment of 

raw water can be avoided. Therefore, consultation with the Environment Agency would be required to understand determine the likely effects of the development. 
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will need to make suitable provision to protect and, where 
appropriate, improve local surface, ground and potable drinking water quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and 
ensuring that runoff does not enter these watercourses. Consultation with the Environment Agency could be required to determine the likely effects of development within the 
areas identified within the Source Protection Zones. Reference should also be made to Wiltshire Council’s Groundwater Management Strategy 2016. Consideration should 
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be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from impermeable surfaces. As this site covers a Source Protection 
Zone, the extent to which Sustainable Drainage systems can be used may be affected. 

2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex Water has provided information about the impact planned development will have on the STW at 
Trowbridge. Taking into consideration the planned capacity of the site it is considered that improvements are highly likely to be required because AMP 6 investment does not 
cover the residual requirement for Trowbridge. Further investment is likely in approximately 2030. This is subject to further detailed review.  
As this is the largest site being considered in Trowbridge, with a capacity greater than the residual numbers that Wessex Water stated their current investment can’t support, 
it is considered that significant investment would be needed to increase the STW capacity before development.  
It is very probable that this site will require significant investment water, sewerage and drainage infrastructure to serve this level of development. It would need to be 
confirmed whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or employment 
development could lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the developer(s) and 
the relevant utilities companies. 

Assessment outcome (on balance): Moderate adverse effect  

Summary of SA Objective 3 

• Approximately 5% of this site is covered by Source Protection Zone 2c which is an extension to the outer protection zone 

• The site is approximately 60% covered by a Drinking Water Protected Area.  

• This site is not covered by a Drinking Water Safeguard Zones.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water. This needs to be considered when designing Surface 
Water Drainage Systems.  

• Consultation with the Environment Agency could be required to determine the likely effects of development. 

• According to Wessex Water, the STW that serves Trowbridge would require significant investment to support many homes. This is the largest site in Trowbridge, with the potential for more houses that 
the current Wessex investment could support.  

• Significant investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, given that the Trowbridge STW would require significant investment to cope with a site of this size and that the site is partially covered by Source Protection Zone 2c (an extension to SPZ 
Zone 2), moderate (significant) adverse effects are considered likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 

The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including noise, light and vibration – both during 
construction and operational phases, as will the level of required transport infrastructure. Development will be taking place in an area which is currently primarily open 
countryside, in agricultural use and with few roads or buildings.  
This site contains a number of working farms. Impacts of these farms, such as noise, odour, dust, pests etc will need to be assessed but given the nature of farms the most 
effective method of mitigation is to provide distance separation and possibly barriers and bunds. This will result in a reduction in the space available for dwellings but given 
the overall size of the site this may not be considered significant.  
Hilperton Marsh Farm is occupied by a number of industrial units as well as being a working farm. The noise, odour, dust and pest impacts will need to be assessed and 
mitigated but as above, the most effective method of mitigation is to provide distance separation and possibly barriers and bunds.  
Road traffic noise from the A361 will need to be assessed and mitigated but is unlikely to be significant given the size of the site.  
The Rugby Club holds events and is potentially a source of music and people noise at unsociable hours. Providing a buffer zone to distance any dwellings from the rugby 
club would be the most effective method. Impacts are unlikely to be significant however. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 

This is a large site within open countryside. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any 
new highway infrastructure needed to serve the development (which is likely to be significant).  
There are currently no exceedances of air quality objectives in Trowbridge in the areas that have been monitored. 
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development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

Sites 7,8 and 10 are major sites in the same general geographical area and whilst they are not individually show stoppers, the pressure that they in combination would put on 
existing heavily trafficked local roads means that assessment of air quality impacts over the broad range of these developments needs to be done as a priority at the master 
plan stage and mitigation and lifestyle changes incorporated. The risk of exceedances is not at the development, (unless introducing canyons or creating new exposure 
beside heavily trafficked roads), it is on existing roads that feed traffic into the centre to use services.  
 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  
 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 4 

• The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including noise, air, light and vibration – both during construction and 
operational phases, as will the level of required transport infrastructure.  

• This site contains working farms and Hilperton Marsh Farm is occupied by a number of industrial units as well. The most effective method of mitigation is to provide distance separation and possibly 
barriers and bunds. This will result in a reduction in the space available for dwellings but given the overall size of the site this may not be considered significant. 

• Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any new highway infrastructure needed to serve the development (which is 
likely to be significant). 

• Sites 7,8 and 10 are major sites in the same general geographical area and whilst they are not individually show stoppers, the pressure that they in combination would put on existing heavily trafficked 
local roads means that assessment of air quality impacts over the broad range of these developments needs to be done as a priority at the master plan stage and mitigation and lifestyle changes 
incorporated. 

• Overall, a site of this size in this location is considered likely to have moderate (significant) adverse effects against this objective, with mitigation problematic but achievable. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

A site of this size has the potential to produce significant amounts of greenhouse gases through the construction and occupation of the development. However, mitigation 
measures can be applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on 
site renewable energy and delivering sustainable transport.  
It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space. Low carbon 
community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 

All of the site is located within Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The site borders and is 
traversed by 2 watercourses although they are not thought to present a flood risk. However, it is advisable to implement buffer zones adjacent to watercourses with 
significant biodiversity enhancement and Green infrastructure There are minimal patches within the site which present a pluvial flood risk however this is below 9% of the site 
and should be mitigated by an appropriate surface water drainage strategy.  
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through the application of 
the Sequential Test). 

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 

There is a moderate risk posed to 44% of the site due to high groundwater levels. This is across the south of the site. This means groundwater levels are between 0.025 and 
0.5 m below ground level. High groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater 
investigations will be required. There is thought to be minimal risk from surface water flooding. Cumulative impacts have been scored medium. More stringent policy with 
regards the control of surface water discharges from new development is required. A detailed Flood Risk Assessment and Surface Water Drainage Strategy would be 
required to identify and mitigate flood risk and to ensure flood risk isn’t exacerbated elsewhere. Further detailed modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development that is 
capable of adapting to the 
predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The significant size of this site will allow for the provision of large areas of open space, but much of what is currently greenfield agricultural land will be developed. Enough 
land would need to be set aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off 
rates equalling or bettering current greenfield infiltration rates. Minimal impact from groundwater levels allows for increased opportunity to use SUDs features. However, 
some commonly used sustainable drainage techniques will not be able to be used across some of the site due to high groundwater levels. 
 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• All of the site is in Flood Zone 1  

• There is negligible fluvial or pluvial flood risk   

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere. 

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 

• There is a moderate risk associated with shallow groundwater under 44% of the site. This would inhibit the use of some sustainable draining methods, likely resulting in surface water having to be 
drained through conventional piping systems. This puts pressure on the existing system.  

• It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space, and it is considered that any future 
development could incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this significant sized site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. 
These emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development 
that can reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is considered that there are opportunities to support resilient development, which supplies energy efficient buildings and provides 
investment in renewable energy. It is considered possible for new development to be in flood zone 1. However, given the risk associated with high groundwater levels, which could inhibit the use of 
SUDs and thus worsen flood risk elsewhere, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is of a considerable size and as such presents significant opportunities to support energy generation from renewable and low carbon sources. To help to increase 
the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  
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• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

It is thought that a site of this size could require significant investment to reinforce the grid to cope with the increased demand, and this may entail significant costs. However, 
according to the Swindon and Wiltshire Local Energy Strategy (2018), at present the bulk supply points (BSP) in Wiltshire are within their capacity limits. 
Currently, the substations in Trowbridge are also unconstrained in relation to generation availability and it is considered that they could support increased generation 
capacity.  
It is unknown how the site would be bought forward therefore further evidence would be required to understand whether investment in the grid would be required for a site of 
this size in Trowbridge. If the site was able to support its own renewable energy then the site would be less likely to depend on the grid.  

3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable significant economic and employment opportunities in sustainable green technologies. There are parts of the site that 
could be suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations? 

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Minor positive effect  
  
Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create 
economic and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is considered that significant investment could be required to reinforce the grid to cope with increased demand that would be required, and this may entail significant costs.  

• The substations in Trowbridge are unconstrained in relation to generation availability however a further evidence is required to understand whether a site of this size would need to invest in reinforcing 
the grid as the increased demand would be significant.  

• If the site were to be bought forward with its own self-supporting local network through renewable energy generation, these costs could be significantly less.  

• Overall, given the opportunity for future renewable energy generation, but considering the potential need for significant investment in the grid, due to the size of this site, minor positive effects are 
considered likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 

There are several listed buildings adjacent or close to the site and there will be some possible impacts on the Grade II Listed Maxwell House (former Wharf House), Grade II 
Listed Wharf Cottage, Grade II Listed 77 & 79 Marsh Road, Nos 45-49 Marsh Road, 4 Marsh Road and bridge.  
The site is located adjacent to the Kennet and Avon canal and former wharf. These assets (canal, wharf and other wharfside buildings) relate primarily to each other and the 
understanding of the historic transport route. Mitigation can be achieved via appropriate design which meets with CP57 requirements will be required and may impact on the 
capacity of the site. 
Development may have an impact on understanding of GHQ Blue stop line which will require further assessment. The setting of Marsh Farm should be respected.  There is 
a risk of impact on the separate historic character of Whaddon which will require further assessment. 
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sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  
 

The site borders a conservation area which follows the extent of the historic built settlement and there is likely to be an impact on the setting of Hilperton conservation area. 
Mitigation can be achieved through appropriate design which meets with CP57 requirements and this will be required and may impact on the capacity of the site. Large site 
so mitigation of impact on heritage assets likely to be possible but may reduce capacity of site. 
The site is adjacent to high value features including an Iron age enclosure north of Paxcroft Farm and possible Sunken Saxon Building north of Paxcroft farm identified 
during excavation. 
Medium value features include Second Iron age/Roman enclosure identified to the North West Paxcroft Farm (in the southern area of the west portion of the site), Third Iron 
age oval enclosure to the north of Paxcroft Farm with likely associated hut circle and Undated mound visible in lidar imagery – possibly predating medieval ridge and furrow 
which overlays it.  There are various features of low value including Medieval ridge and furrow earthworks and associated field boundaries and Lidar across the site. A 
medieval rectilinear enclosure. 
Further investigation is likely to be needed in order to understand the nature and extent of remains across the site, particularly in the northern areas where identified remains 
are less understood. Based on evidence that is currently available and known, the site appears to be heavily constrained by archaeological remains. Following further 
investigation, mitigation could include avoidance of high value archaeological remains where preservation in situ is likely to be required.  However, as remains of high value 
are expected over a large scale and wide extent of the site this means that avoidance may not be possible to sufficiently reduce risk.  Should preservation be considered for 
the site, opportunities to interpret and enhance understanding and / or improve land management regimes could be taken forward. Following the application of suitable 
mitigation strategies, the potential for significant adverse archaeological effects is high. 
There is a 21st century amalgamated and re-organised field character, with partially legible former piecemeal field character and Post Medieval to 21st century piecemeal 
enclosure fields with little prior character legible. The site comprises part of a wider network of weak continuity, where landscape character has been subject to change. The 
Hilperton Historic Core bounds the site to the south west. Mitigation strategy could include incorporation of surviving historic landscape elements, such as field patterns, 
hedgerows and mature trees, within future development and could also consider the setting of the adjacent Hilperton No 1 Conservation Area in the design of future 
development.  Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape effects is low. 
In accordance with national policy/local policy, the development of the site could deliver development that maintains and enhances the distinctiveness of settlements through 
high quality design. No details of any potential future development scheme or design and layout are currently known. A full heritage assessment is required and will 
determine mitigation which is likely through good design. Development of the site would have the potential to appropriately protect and enhance designated heritage assets 
according to their significance.  
Overall, the potential for significant adverse archaeological effects is high, historic landscape effect is low and heritage assets overarching medium effect therefore moderate 
adverse effects are likely. 

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site could deliver development that maintains and enhances the distinctiveness of settlements through 
high quality design. No details of any potential future development scheme or design and layout are currently known. Development of the site would have the potential to 
appropriately protect and enhance designated heritage assets according to their significance.  

The site borders the Hilperton conservation area and there are listed buildings in the vicinity. It is considered that development has the potential for appropriate mitigation 
measures to safeguard the historic environment of the site and it’s immediate surroundings. 

 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 7 

• There are several listed buildings adjacent or close to the site and there wil be some possible impact to the Grade II Listed Maxwell House (former Wharf House), Grade II Listed Wharf Cottage, Grade 
II Listed 77 & 79 Marsh Road, Nos 45-49 Marsh Road, 4 Marsh Road and bridge.  

• The site is located adjacent to the Kennet and Avon canal and former wharf. These assets (canal, wharf and other wharfside buildings) relate primarily to each other and the understanding of the 
historic transport route. Mitigation can be achieved via appropriate design which meets with CP57 requirements will be required and may impact on the capacity of the site. 
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• Development may have an impact on understanding of the GHQ Blue stop line which will require further assessment. The setting of Marsh Farm should be respected.  There is a risk of impact on the 
separate historic character of Whaddon which will require further assessment. 

• The site borders a conservation area which follows the extent of the historic built settlement and there is likely to be an impact on the setting of Hilperton conservation area. 

• Further investigation is likely to be needed in order to understand the nature and extent of remains across the site, particularly in the northern areas where identified remains are less understood. 
Based on evidence that is currently available and known, the site appears to be heavily constrained by archaeological remains. 

• Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects is high. 

• Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape effects is low. 

• The site borders the Hilperton conservation area and there are listed buildings in the vicinity. It is considered that development has the potential for appropriate mitigation measures to safeguard the 
historic environment of the site and it’s immediate surroundings. 

• Overall, the potential for significant adverse archaeological effects is high, historic landscape effect is low and heritage assets overarching medium effect therefore moderate adverse effects are likely. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The site lies to the northeast of Trowbridge. There are no AONBs, national parks or other nationally designated landscapes covering the site area. No impacts are 
anticipated on these designations. 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 
 

In accordance with national policy/local plan policy, the development of the site would have the potential to appropriately protect and enhance the intrinsic character and 
scenic beauty of the countryside. While development would have an effect on the landscape, the site is of a size whereby landscape mitigation could be employed by limiting 
development on higher landforms where it would be prominent in the wider landscape, avoiding development in the north of the site, to retain the setting and character of the 
canal corridor and open river valley to the north, retention of hedgerows, trees and copses as part of a mature landscape framework that links through the landscape and 
provides buffers to development, creating a strong landscape buffer to the east of the site and the creation of a strategic green gap along Marsh Road to help integrate new 
and existing settlement and maintain separate identities. 
Overall, it is considered that the site is of generally medium to low landscape sensitivity to development, with higher sensitivity to the north associated with the canal and 
open river valley landscape and to the east.  The site has generally medium to high capacity to accommodate development, with more limited capacity to the north and east.    
The following opportunities have been identified: 

• Seek opportunities as part of site masterplanning, to create a blue corridor that strengthens the multi-functional opportunities of the Kennet and Avon Canal; 

• Seek opportunities to create biodiverse, accessible and connected green spaces that conserve and augment hedgerows, trees and canal side vegetation as part of the 
landscape strategy for the site; 

• Seek opportunities to enhance the sense of place through use of appropriate building materials in respect of new development; and  

• Seek opportunities to enhance the interface between different settlement areas and the countryside, considering the varied landform and providing a countryside 
foreground to the canal, and a soft, well-integrated settlement edge. 

Development with the proposed landscape mitigation on this site would likely have a minor adverse effect on the SA objective to conserve and enhance the character and 
quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

In accordance with local plan policy, the development of the site could protect and could add to the existing rights of way network, public open spaces and common land 
assets. Development in this location would not result in loss of amenity greenspace. 
Several PRoWs run through the site linking to the wider footpath network. The Kennet and Avon Canal is an important recreational and heritage feature that links through the 
landscape between Trowbridge and Devizes.  There are a number of public footpaths, byways, bridleways and promoted routes including Sustrans route 4 that link along the 
length of the canal and pass through the site to the edge of Hilperton and into Semington.  
Development may affect the amenity value of the footpaths. Assuming these rights of way remain open during construction and operation, no adverse effects are likely. It is 
likely that development in this location would therefore have an impact on views from various public rights of way. Given the size of the site additional connectivity to existing 
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networks could be achieved. 
 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 8  

• No AONBs, national parks or other nationally designated landscapes cover the site area. No impacts are anticipated on these designations. 

• Development with the proposed landscape mitigation on this site would likely have a minor adverse effect on the SA objective to conserve and enhance the character and quality of rural and urban 
landscapes, maintaining and strengthening local distinctiveness and sense of place.  

• While development would have an effect on the landscape, the site is of a size whereby landscape mitigation could be employed. 

• There are a number of public footpaths, byways, bridleways and promoted routes including Sustrans route 4 that link along the length of the canal and pass through the site to the edge of Hilperton 
and into Semington. Several PRoWs run across the site and are important connections from Hilperton / Trowbridge to the Canal, Semington and the countryside. Given the size of the site additional 
connectivity to existing networks could be achieved. 

• It is considered that the site is of generally medium to low landscape sensitivity to development, with higher sensitivity to the north associated with the canal and open river valley landscape and east 
when considering separation from Semington. The site has generally medium to high capacity to accommodate development, with more limited capacity to the north and east.    

• Overall, development with the proposed landscape mitigation on this site would have a minor adverse effect on the SA objective to conserve and enhance the character and quality of rural and urban 
landscapes, maintaining and strengthening local distinctiveness and sense of place. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Trowbridge affordability ratio is 4.44. This is lower than the Wiltshire average of 
4.76. House building rates have been lower than what was anticipated by the WCS although there have been reasonable levels of affordable housing delivery. This site 
could deliver a large proportion of affordable housing as part of a development of a significant number of new homes. 

2. Support the provision of a 
range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

Land within the site with steeper than 1:20 gradient slopes is an unsuitable location for adaptable homes but the site is large enough to accommodate a wide range of 
housing types and sizes. High quality homes of different types and tenures could be delivered as part of a development on this site. 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• This site is capable of bringing forward a large proportion of affordable housing as part of a development of a significant number of new homes. 

• The extent of level ground on this site is very large. The site could achieve a wide range of house types, tenures and sizes.    

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, major (significant) positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

This site is within a less deprived area but is near to two areas of higher deprivation. The positioning of the site between Hilperton and Semington could therefore be poorly 
related to existing neighbourhoods and facilities.  
The development of this site will not lead to new homes and jobs in an area of higher deprivation but could have positive social effects in the surrounding areas.  
The site has the potential to deliver up to circa 4735 homes of different types and tenures and is considered able to deliver a significant amount of affordable housing.  

2. Be accessible to 
educational, health, amenity 

The site is positioned approx. 2km to the north-east of Trowbridge Town Centre and has a reasonable level of accessibility through sustainable modes from the site to the 
town centre. Development at this site should look to enhance and promote sustainable transport modes both within the site and from all parts of the site to the town centre 
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greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 
 

and other facilities in the Town. A new development should take opportunities to enhance local amenity greenspace and GI assets, including Green Land Wood and the 
Kennet and Avon Canal CWS, as part development on this site.   
Development at this site would generate a need for early years places, primary school places and new secondary school places. In meeting the needs for early years places, 
two or three 100 place day care nurseries would be required and nursery places could be provided as part of new onsite primary schools. Three 2FE schools would be 
required to meet needs for primary places. A new secondary school for the settlement is likely to be required to meet the proposed level of growth and this would be able to 
support secondary needs arising from this site. The south of this site is considered to be an appropriate location for a secondary school. Contributions and land would need 
to be secured as part of ensuring education needs are sufficiently met either onsite e.g. the new primary schools would each require at least 2ha of land onsite. Provision 
onsite should be sought ahead of offsite provision in meeting the needs arising from this site.      
This site has some accessibility to existing healthcare provision through sustainable modes of transport. Trowbridge Health Centre is approx. 2km to the south-west of the 
site and Roundstone Surgery is approx. 2.3km to the south-west from the south western boundary of the site. This site is large and development should look to ensure that 
sufficient access to healthcare either onsite or offsite is provided. Trowbridge is subject to the largest capacity gap in Wiltshire, which is forecast to increase by 2026. The 
CCG are considering relocating services from Trowbridge hospital to a new facility. Plans for an integrated Care Centre with primary care space are apparent, but the 
hospital birthing unit is due to close in 2021 and plans for new antennal and postnatal services are uncertain. There is a possibility that the position of a site at this town will 
adversely affect the delivery of health services. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans 
for the BANES, Swindon and Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The large scale of this site suggests that development would be capable of delivering a sizable amount of formal and informal public space, alongside other community uses 
as part of a mixed-use development on this site. There are opportunities to improve and enhance PROWs. Opportunities to introduce community facilities adjoining school 
developments to create local and district centres to serve the development are likely to be apparent and should be incorporated where possible.  
New community, education and recreational facilities will be required to serve a development of up to circa 4735 homes in locations that are accessible by sustainable 
modes of transport to all residents. These are likely to be able to be delivered onsite ahead of offsite provision.  

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Some opportunity to enhance access to facilities for rural areas, through improved public transport and new facilities on site, due to position on the edge of the settlement. 
Development of this site at Trowbridge could make some contribution to the reduction of rural isolation, although positive effects are less likely to be significant here as the 
housing will be located on the urban edge of Trowbridge and will be meeting the needs of Trowbridge primarily. However, new development could provide a significant level 
of affordable housing for those people living in surrounding rural areas who cannot afford rural house prices and there will be new education and other community facilities 
which rural residents could access. Public transport services will need to be extended to serve this new development and this could also benefit people in rural areas. 

Assessment outcome (on balance): major (significant) positive effect 

Summary of SA Objective 10 

• Development at this site could lead to knock-on positive social effects for areas of higher deprivation, but these may be limited as the site is poorly related to these areas.   

• The site is likely to provide a significant amount of affordable homes as part of housing development.  

• The site is fairly accessible to the town centre and opportunities to enhance sustainable transport links should be taken to ensure accessibility across the site and to local facilities.  

• Opportunities should be taken incorporate amenity greenspace into development at the site.  

• Early years, primary and secondary schooling provision could be met through new onsite provision.  

• There is some accessibility to existing health provision and financial contributions to increase capacity of existing GP surgeries would be required. New healthcare facilities onsite should be considered 
in meeting healthcare needs arising from this site.   

• The site should look to incorporate community facilities into any scheme, including a district and local centres where appropriate. Onsite provision should be sought ahead of financial contributions into 
offsite facilities.  

• Overall, a major significant positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
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Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The significant size of this site would suggest that a mixed-use development involving residential, employment and other uses could be achieved that may help reduce the 
need to travel. On-site employment, health, retail, education and other facilities may be required to reduce out-commuting and reduce impacts on existing roads.  
 

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 
 

Site 5 is large and the local road network may struggle to accommodate the influx of vehicles generated. Whilst there are multiple opportunities to access Marsh Road, Hill 
Street and Whaddon Lane, none of these roads have sufficient capacity to accommodate more than only a relatively small number of dwellings. Access is also achievable 
from the A361, leading to the A350, however the loading onto a single network would require dualling and significant upgrade of junctions, which would not be sustainable, 
nor would it be guaranteed to be sufficient to accommodate the generated traffic flows. In order to address this, no more than 3000 dwellings should be proposed with 
access onto the A361.  

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 
 

Pedestrian/Cycle: The site is served by an attractive route accommodating pedestrians and cyclists along the canal path, then linking to rural routes along the rail line. 
Whilst these do lead to employment at the Canal Road Industrial Estate, onward destinations in the town centre, including Railway Station, are considered too far for a 
walking commute but within appropriate distances to cycle.  
With regards to access to local amenities, the site is considered so large that it would need to provide its own provision for primary and secondary education, community 
facilities including retail, and further employment.  
Bus: Whilst the site is within reasonable walking distances from the site edge to bus stops serving the 68-bus service, the size of the site means that these would be 
inaccessible for the majority of occupiers. To address this, the site will require new service provisions. Bus infrastructure on-site will need to include bus only routes to 
maximise mode share. 
Rail: Trowbridge Rail Station is beyond reasonable walking distance but is considered very accessible by cycle due to provision of the canal path and railway path. 

Service Vehicles: If an access is achievable for cars, this should satisfactorily accommodate service vehicles. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 11 

• The significant size of this site would suggest that a mixed-use development could be achieved and would be needed to help reduce the need to travel.   

• The site is large and the local road network may struggle to accommodate the influx of vehicles generated. In order to address this, no more than 3000 dwellings should be proposed with access onto 
the A361. 

• For pedestrian and cycle access: The site is served by an attractive route accommodating pedestrians and cyclists along the canal path, then linking to rural routes along the rail line. Whilst these do 
lead to employment at the Canal Road Industrial Estate, onward destinations in the town centre, including Railway Station, are considered too far for a walking commute but within appropriate 
distances to cycle. The site would need to provide its own provision for primary and secondary education, community facilities including retail, and further employment. 

• For public transport (bus) access: Whilst the site is within reasonable walking distances from the site edge to bus stops serving the 68-bus service, these would be inaccessible for the majority of 
occupiers. To address this, the site will require new service provisions. Bus infrastructure on-site will need to include bus only routes to maximise mode share. 

• For rail usage: Trowbridge Rail Station is beyond reasonable walking distance but is considered very accessible by cycle due to provision of the canal path and railway path. 

• Site specific mitigation measures include: The site is of a scale that will require masterplan modelling to be self-sustainable with regards to education, employment and retail.  

• Strategic mitigation measures include: Delivery of the Trowbridge Transport Strategy. 

• Overall, likely effects of this development will be significant – a significant amount of new road and sustainable transport infrastructure will be required. Mitigation measures are likely to be achievable 
but problematic. Therefore, moderate (significant) adverse effects are likely overall against this objective. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 

The site is positioned approx. 2km to the north-east of Trowbridge Town Centre and the Trowbridge Railway Station is positioned further away, approx. 2.7km away in the 
same direction. There is a reasonable level of existing accessibility between the site and town centre. This is a very large site that is likely to be able to support the town 
centre, as well as existing local facilities.  
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(proximity to town centres, 
built up areas, station hub)? 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

Although this site does have reasonable accessibility to the town centre, it also benefits from access to the B3105 (Marsh Road). Development at this site would require 
upgrades to local roads, including the creation of sustainable transport linkages within the site, to the local area and wider Trowbridge. The nearest existing employment land 
is positioned approx. 0.5km to the west and approx. 2.1km to the south of the site. 

The size of this site suggests that it would be capable of being able to deliver a mixed-use development, which incorporates employment land that would be able to meet a 
wide range of economy needs, including those for higher skilled employment.  

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This site could provide very high levels of new housing, including affordable housing, employment and associated infrastructure that will help support the local economy and 
economic growth, including new highway infrastructure.  
 
This site is of a large size and as such presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the use and supply 
of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable 
development, considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from 
decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers. It is considered that a site of this size could 

enable significant economic and employment opportunities in sustainable green technologies. 

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

A site of this size could provide mixed-use development that includes a balance of employment and residential land to meet a range of needs. This could help reduce the 
need to travel but there will still need to be significant investment in sustainable transport modes linking to the town centre and railway station for those people who work 
elsewhere.  
 

Assessment outcome (on balance): major (significant) positive effect 

Summary of SA Objective 12 

• This site is reasonably well connected to the Town Centre and railway station and is likely to be able to support local facilities significantly.  

• The site benefits from proximity to B3105 (Marsh Road) and existing protected employment land.  

• This is a large site that could lend itself to mixed-use development, including employment land to meet a range of economic needs. 

• Overall, a major significant positive effect is likely.    

 

Trowbridge Site Number and SHELAA ref(s): Site 6 (SHELAA sites 733, 734) 
Site size: 81.99 ha   Site capacity: approximate range 2050-2870 dwellings 
Site description: This site is in agricultural, mostly arable use. It is located to the east of Trowbridge, east of Paxcroft Farm and Trowbridge Rugby Club. The site is bounded by the A361 in the north 
and partly by the A350 to the east. The rest of the site is adjacent to open countryside. There are a number of Public Rights of Way (HILP51, HILP52, GHIN3, SEMI39) that go through or border the site. 

SA objective 1 - Protect and enhance all biodiversity and geological features and avoid irreversible losses 
Decision-Aiding Questions. Will the development site… 

1. Avoid potential adverse 
impacts of development on 

Key flight lines for Bechstein’s are thought to head north from Green Lane Wood up to Paxcroft Farm, the Kennet and Avon Cana l and beyond Whaddon but this is based on 
radio-tracking of 1 or 2 bats. Principles for buffering and offsetting habitats can be drawn from experience with the Trowbridge Bat Mitigation Strategy (TBMS) but additional 
habitat will be required to deliver net biodiversity gain. Considerations for bats are likely to also be able to accommodate other protected species such as birds and reptiles.  
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local biodiversity and 
geodiversity? 
 

Large numbers of new dwellings will generate additional recreational pressure on Green Lane Woodland Complex. On the basis of recorded information, any subsequent 
development proposals would need to be informed by an ecological assessment in order to determine the scale and location of development alongside potential mitigation 
measures. 

2. Protect and enhance 
designated and non-
designated sites, priority 
species and habitats and 
protected species?  

Most of the site lies in the Bath & Bradford on Avon Bats SAC core area for Bechstein’s bats. The site is likely to contain flight routes around the outskirts of Trowbridge that 
SAC bats use to access SAC mines to the north. The whole site lies within the grey hatched zone of the TBMS (medium risk for effects of recreational pressure) and most of 
the site also lies within the yellow zone (medium risk for effects of habitat loss). 
Several bridleways which are shown on historical maps have good potential to be commuting routes for bats and the site contains priority habitats including hedgerows, 
ponds, running water with other habitats including arable land. 

3. Ensure that all new 
developments protect Local 
Geological Sites (LGSs) 
from development? 

The development of the site would be unlikely to lead to impacts on designated Local Geological Sites (LGS). 

4. Aid in the delivery of a 
network of multifunctional 
Green Infrastructure? 
 

The development of the site would appear to be capable of delivering multi-functional Green Infrastructure and improve habitat connectivity through the retention of 
hedgerows/trees and addition of new greenspace. 
In line with national policy, local plan policy and standing advice from relevant bodies, the development of the site would have the potential to make suitable provision for 
buffers to recognised green/water course corridors. Protection should be given to mature hedgerows and trees along the boundaries of the site where possible. Given the 
size of the site there would be the potential to make suitable provision for buffers to protect any biodiversity features and the provision of public open space which may give 
opportunities for biodiversity enhancement. 
It is recommended that developers and their consultant ecologists use the Defra Biodiversity Metric 2.0 (currently a Beta version but available to use and continually updated 
throughout its development), to demonstrate that net gain for biodiversity can be achieved through good design and inclusion of new features with function for biodiversity.  A 
minimum of 10% net gain for biodiversity should be required within individual sites and overall design should help ensure that habitat creation within individual sites, provides 
connectivity to adjacent or nearby habitat areas.   

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 1 

• Consideration should be given for bats within and adjacent to the site. Principles for buffering and offsetting habitats can be drawn from experience with the TBMS but additional habitat will be required 
to deliver net biodiversity gain. 

• Considerations for bats are likely to also be able to accommodate other protected species such as birds and reptiles.   

• Any subsequent development proposals would need to be informed by an ecological assessment in order to determine the scale and location of development alongside potential mitigation measures.  

• As this is a very large site there would be plenty of scope to avoid and mitigate impacts of habitat loss for example there is potential for large-scale land implications e.g. 100m wide corridors will need 
to be set aside.  

• There are opportunities for net gain as the site is currently intensively agricultural. Historical maps show more ponds and tree lined lanes but generally speaking, field patterns have remained the same 
since pre-war times.  

• New woodlands and wetlands would be readily created in this area of heavy clays, would be quickly taken up by bats and newts and would provide stepping stones between Great Bradford Wood and 
Green Lane Wood.  

• On balance, moderate (significant) adverse effects are considered likely against this objective 

SA objective 2 - Ensure efficient and effective use of land and the use of suitably located previously developed land and buildings 
Decision-Aiding Questions. Will the development site… 

1. Ensure development 
maximises the efficient use 
of land? 

This is a very large site and it is considered possible that development could achieve an efficient use of land through maximising densities. The site has few constraints to 
development. 
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2. Maximise the reuse of 
Previously Developed Land? 

This site is greenfield and in agricultural use, therefore opportunities to maximise PDL are very limited.  

3. Encourage remediation of 
contaminated land? If so, 
would this lead to issues of 
viability and deliverability? 

This site is greenfield, agricultural land which appears not to have been developed before - therefore it is unlikely to be contaminated. However, a more detailed assessment 
of the site would be required prior to any development coming forward. If subsequent evidence suggests the presence of land contamination, a remediation and mitigation 
strategy would be required. 

4. Result in the permanent 
loss of the Best and Most 
Versatile Agricultural land 
(Grades 1, 2, 3a)? 

Evidence shows this site as consisting of Grades 2, 3 and 4 BMV agricultural land with Grade 3 the most prominent - there is no differentiation between Grades 3a and 3b so 
further assessment may be required. Development of this site would therefore lead to a significant permanent loss of both higher and lower quality agricultural land. Where 
possible, any development on this site should be located to reduce the loss of BMV, with development of lower quality land instead. Given the likely scale of development, 
significant adverse effects would be anticipated. 
 

5. Lead to the sterilisation of 
viable mineral resources? If 
so, is there potential to 
extract the mineral resource 
as part of the development? 

The site is not located within a designated Mineral Safeguarding Area. As such, development would be unlikely to lead to the sterilisation of known, potentially viable mineral 

resources. 

6. Support the provision of 
sustainable waste 
management facilities and 
include measures to help 
reduce the amount of waste 
generated by development 
through integrated recycling 
infrastructure? 

This is a large site and there are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be incorporated 
successfully into the layout and design of development. The Trowbridge Household Recycling Centre is located at Canal Road Industrial Estate in the north of Trowbridge 
which is in reasonable proximity by car to this site. 
 

The site is not located within, or likely to affect a designated safeguarding zone associated with an active waste management facility, or allocated Waste Site Allocation. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 2 

• A very large greenfield site that is in agricultural use - there are limited opportunities to maximise use of PDL within the site. 

• Evidence shows this site as consisting of a mixture of Grades 2, 3 and 4 BMV agricultural land with Grade 3 the most prominent. Development would likely lead to a significant loss.  

• It is considered possible that development could achieve an efficient use of land through maximising densities as there are few constraints to development. 

• It is unlikely that remediation measures for contaminated land would be needed to any significant degree, but more detailed assessment would be required to establish this. 

• The site is not located within a designated Mineral Safeguarding Area.  

• There are no known reasons why sustainable waste management facilities and integrated recycling infrastructure could not be incorporated into a development.  

• Overall, given the size of the site and likely permanent loss of greenfield, agricultural land, moderate (significant) adverse effects are considered likely against this objective. 

SA objective 3 - Use and manage water resources in a sustainable manner 
Decision-Aiding Questions. Will the development site… 

1. Protect surface, ground 
and drinking water 
quantity/quality? 
 

This site is not covered by any Source Protection Zones, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  
In line with the provisions of local planning policy and the Water Framework Directive, the development of this site will still need to make suitable provision to protect and, 
where appropriate, improve local surface and groundwater quality – this includes ensuring that enough buffer zones are located adjacent to watercourses and ensuring that 
runoff does not enter these watercourses. Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of surface water flooding from 
impermeable surfaces. 
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2. Direct development to 
sites where adequate water 
supply, foul drainage, 
sewage treatment facilities 
and surface water drainage 
is available? 
 

This site falls within the catchment area supplied by Wessex Water. Wessex Water has provided information about the impact planned development will have on the STW at 
Trowbridge. Taking into consideration the planned capacity (including rolling forward the current strategy 2016-2036 plus a residual amount) it is considered that 
improvements are highly likely to be required because AMP 6 investment does not cover residual requirement (3924). Further investment is likely approximately 2030. This is 
subject to further detailed review. As this is such a large site, it is considered that significant investment would be needed to increase the STW capacity before development.  
As this is such a large site, it is very probable that this site will require significant investment water, sewerage and drainage infrastructure to serve this level of development. It 
would need to be confirmed whether any network reinforcement is necessary to maintain satisfactory service levels. Where the pressure exerted by new housing and/or 
employment development could lead to capacity issues, on the current system (not just the STW), suitable and timely investment would need to be agreed between the 
developer(s) and the relevant utilities companies. 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 3 

• This site is not covered by any Source Protection Zone, Drinking Water Protected Areas or Drinking Water Safeguard Zones.  

• Development of the site would need to make necessary provision to protect from harm or pollution to any ground, surface or drinking water.  

• According to Wessex Water, the STW that serves Trowbridge would require significant investment to support many homes. As this is a large site, it is thought the STW might need to be improved to 
cope with the increased demand on it.  

• Investment is thought to be required to supply water, sewerage and drainage infrastructure to the site, to serve this level of development.  

• Building on a site without existing drainage infrastructure allows for the implementation of Sustainable Drainage Systems, rather than using pre-existing drainage infrastructure already on site.  

• Overall, given that the site does not cover any Source Protection Zones, however considering Trowbridge STW might require significant investment to cope with a size of this site minor adverse 
effects are likely. 

SA objective 4 - Improve air quality and reduce all sources of environmental pollution 
Decision-Aiding Questions. Will the development site… 

1. Minimise and, where 
possible, improve on 
unacceptable levels of 
noise, light pollution, odour, 
and vibration? 
 

The scale of development likely on a site of this size will inevitably significantly increase levels of environmental pollution, including noise, light and vibration – both during 
construction and operational phases, as will the level of required transport infrastructure. Development will be taking place in an area which is currently open countryside, in 
agricultural use and with few roads or buildings.  
Road traffic noise from the A361 will need to be assessed and mitigated. The Rugby Club holds events and is potentially a source of music and people noise at unsociable 
hours. This will need to be assessed and any dwellings nearby laid out and designed to mitigate the impacts. Providing a buffer zone to distance any dwellings from the 
rugby club would be the most effective method.  
Noise, odour, dust and pest impacts from Paxcroft Farm and the industrial units there will need to be appropriately assessed and mitigated. 
Constraints are on one side of the site and suitable mitigation should be achievable without a significant impact on the number of dwellings. 

2. Reduce impacts on and 
work towards improving and 
locating sensitive 
development away from 
areas likely to experience 
poorer air quality due to high 
levels of traffic and poor air 
dispersal? 

This is a large site within open countryside. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any 
new highway infrastructure needed to serve the development.  
There are currently no exceedances of air quality objectives in Trowbridge in the areas that have been monitored. 
Sites 7,8 and 10 are major sites in the same general geographical area and whilst they are not individually show stoppers, the pressure that they in combination would put on 
existing heavily trafficked local roads means that assessment of air quality impacts over the broad range of these developments needs to be done as a priority at the master 
plan stage and mitigation and lifestyle changes incorporated. The risk of exceedances is not at the development, (unless introducing canyons or creating new exposure 
beside heavily trafficked roads), it is on existing roads that feed traffic into the centre to use services.  
 

3. Lie within a consultation 
risk zone for a major hazard 
site or hazardous 
installation? 

This site does not lie within a consultation risk zone for a major hazard site or hazardous installation.  

 

Assessment outcome (on balance): moderate (significant) adverse effect 
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Summary of SA Objective 4 

• The scale of development likely on a site of this size will inevitably significantly increase environmental pollution, including noise, light and vibration – both during construction and operational phases, 
as will the level of required transport infrastructure. Development will be taking place in an area which is currently open countryside, in agricultural use and with few roads or buildings.  

• Road traffic noise from the A361 and noise from the Rugby Club will need to be assessed and any dwellings nearby laid out and designed to mitigate the impacts. Providing a buffer zone to distance 
any dwellings from the A361 and rugby club would be the most effective method.  

• Noise, odour, dust and pest impacts from Paxcroft Farm and the industrial units there will need to be appropriately assessed and mitigated. 

• This is a large site within open countryside. Impacts on local air quality are most likely to arise from a significant increase in vehicle usage on existing roads and from any new highway infrastructure 
needed to serve the development. 

• The AQA at master plan stage should incorporate design and mitigation measures and focus on relevant exposure on exiting service roads into the town centre and other local services. Regard must 
be had to the cumulative effect of all proposed developments. 

• Overall, a site of this size in this location is considered likely to have moderate (significant) adverse effects against this objective. 

SA objective 5 - Minimise our impacts on climate change (mitigation) and reduce our vulnerability to future climate change effects (adaptation) 
Decision-Aiding Questions. Will the development site… 

1. Maximise the creation 
and utilisation of renewable 
energy opportunities, 
including low carbon 
community infrastructure 
such as district heating? 
 

A site of this size has the potential to produce large amounts of greenhouse gases through the construction and occupation of the development. Mitigation measures can be 
applied within this objective and across the whole framework to reduce emissions. Some examples include building energy efficient homes, generating on site renewable 
energy and delivering sustainable transport. 
It would be possible for a development of this scale to include significant renewable energy generation, both within buildings and in areas of open space. Low carbon 
community infrastructure such as district heating could also be incorporated. There is no existing district heating network for this site to link into.  
To help to increase the use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources 
from developers, that maximises the potential for suitable development, considers identifying suitable areas for renewable and low carbon energy sources and identifies 
opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and 
suppliers. 

2. Be located within Flood 
Zones 2 or 3? If so, are 
there alternative sites in the 
area within Flood Zone 1 
that can be allocated in 
preference to developing 
land in Flood Zones 2 and 
3? (To be determined 
through the application of 
the Sequential Test). 

All of the site is located within Flood Zone 1. This means that each year, this land has less than 0.1% chance of flooding from rivers or the sea. The site borders and is 
traversed by 2 watercourses although they are not thought to present a flood risk. However, it is advisable to implement buffer zones adjacent to watercourses with 
significant biodiversity enhancement and Green infrastructure.  

3. Minimise vulnerability to 
surface water flooding and 
other sources of flooding, 
without increasing flood risk 
elsewhere? 
 

There is a moderate risk posed to 28% of the site due to high groundwater levels. This is across the south of the site. This means groundwater levels are between 0.025 and 
0.5 m below ground level. High groundwater levels could impact infiltration techniques, drainage, construction activities and flood risk, therefore site-specific groundwater 
investigations will be required. There is thought to be minimal risk from surface water flooding. There are minimal patches within the site which present a pluvial flood risk 
however this is below 4% of the site and should be mitigated by an appropriate surface water drainage strategy. 
Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. A detailed 
Flood Risk Assessment and Surface Water Drainage Strategy would be required to identify and mitigate flood risk and to ensure flood risk isn’t exacerbated elsewhere. 
Further detailed modelling work (SFRA Level 2) may be required.  

4. Promote and deliver 
resilient development that is 
capable of adapting to the 

Plans for developing this site should take a proactive approach to mitigating and adapting to climate change, considering the long-term implications for flood risk, water 
supply, biodiversity and landscapes, and the risk of overheating from rising temperatures. It is considered that any future development of this site could incorporate 
appropriate measures to adapt to the predicted future impacts of climate change. The location, layout and design of any new development should be planned to avoid 
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predicted effects of climate 
change, including increasing 
temperatures and rainfall, 
through design e.g. 
rainwater harvesting, 
Sustainable Drainage 
Systems, permeable paving 
etc? 

increased vulnerability to the range of impacts predicted to arise from climate change, including flood risk, water supply and changes to biodiversity and landscape. It is 
anticipated that Wiltshire will experience hotter summers, milder winters, increased periods without rain, increased intensity in rainfall and more extreme weather events. 
Development would need to include adaptation measures such as designing to prevent overheating, heat resistant landscaping, more resilient foundations, drought resistant 
planting and for generally more resilient buildings and spaces (general design and robust materials). 
The size of this site will allow for the provision of areas of open space, however there will still be a loss of greenfield agricultural land. Enough land would need to be set 
aside for robust surface water management, to include comprehensive surface water drainage measures (including SuDS) that result in run-off rates equalling or bettering 
current greenfield infiltration rates. However, some commonly used sustainable drainage techniques will not be able to be used across some of the site due to high 
groundwater levels.   

 

Assessment outcome (on balance): Minor adverse effect  

Summary of SA Objective 5 

• All of the site is in Flood Zone 1  

• There is a negligible fluvial and minimal pluvial flood risk   

• Flood risk could be exacerbated by climate change. Although development could avoid this area and avoid risk, it may worsen the risk elsewhere. 

• Cumulative impacts have been scored medium. More stringent policy with regards the control of surface water discharges from new development is required. 

• There is a moderate risk associated with shallow groundwater under 28% of the site. This could inhibit the use of some sustainable draining methods, which could result in surface water having to be 
drained through conventional piping systems. This puts pressure on the existing system.  

• It would be possible for a development of this scale to include renewable energy generation, both within buildings and in areas of open space, and it is considered that any future development could 
incorporate appropriate measures to adapt to the predicted future impacts of climate change. 

• Development of this sized site has the potential to significantly increase greenhouse gas emissions due to emissions generated through the construction and occupation of the development. These 
emissions could be reduced through the design and layout of the site, by ensuring high levels of energy efficiency in all new buildings to reduce energy use, through mixed-use development that can 
reduce the need to travel and by ensuring as much choice and access as possible to efficient and reliable sustainable modes of transport. 

• Overall, although future development is likely to increase emissions, it is considered that there are opportunities to support resilient development, which supplies energy efficient buildings and 
provides investment in renewable energy. It is considered possible for new development to be in flood zone 1. However, given the risk associated with high groundwater levels, which could inhibit the 
use of SUDs and thus worsen flood risk elsewhere, minor adverse effects are likely. 

SA objective 6 - Increase the proportion of energy generated by renewable and low carbon sources of energy 
Decision-Aiding Questions. Will the development site… 

1. Support the development 
of renewable and low 
carbon sources of energy? 

This site is one of the larger sites in Trowbridge and so presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the 
use and supply of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources from developers, that: 

• maximises the potential for suitable development; 

• considers identifying suitable areas for renewable and low carbon energy sources; and  

• identifies opportunities for development to draw its energy supply from decentralised, renewable or low carbon energy supply systems and for co-locating potential heat 
customers and suppliers. 

2. Be capable of connecting 
to the local Grid without the 
need for further investment? 

It is thought that a site of this size could require significant investment to reinforce the grid to cope with the increased demand, and this may entail significant costs. However, 
according to the Swindon and Wiltshire Local Energy Strategy (2018), at present the bulk supply points (BSP) in Wiltshire are within their capacity limits. 
Currently, the substations in Trowbridge are also unconstrained in relation to generation availability and it is considered that they could support increased generation 
capacity.  
It is unknown how the site would be bought forward therefore further evidence would be required to understand whether investment in the grid would be required for a site of 
this size in Trowbridge. If the site was able to support its own renewable energy then the site would be less likely to depend on the grid.  
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3. Create economic and 
employment opportunities in 
sustainable green 
technologies? 

It is considered that a site of this size could enable economic and employment opportunities in sustainable green technologies. There are parts of the site that could be 
suitable for renewable and low carbon energy sources and supporting infrastructure. And possibilities for development to draw its energy supply from decentralised, 
renewable or low carbon energy supply systems onsite and for co-locating potential heat customers and suppliers. 

4. Deliver high-quality 
development that maximises 
the use of sustainable 
construction materials? 

It is considered that development of this site would be able to deliver a high-quality development that makes maximum use of sustainable construction materials throughout 
the development. 

5. Deliver energy efficient 
development that exceeds 
the minimum requirements 
set by Building Regulations?  

It is considered that development of this site would be able to deliver an energy efficient development that exceeds minimum requirements set by Building Regs. 

Assessment outcome (on balance): Moderate (significant) positive effect  
  
Summary of SA Objective 6 

• There are no known details of future development schemes but there are opportunities for a site of this size to support energy generation from renewable and low carbon sources and create economic 
and employment opportunities in sustainable green technologies.  

• There will need to be a positive strategy for energy from these sources from developers and there are parts of the site that could be suitable for renewable and low carbon energy sources and 
supporting infrastructure.  

• It is considered that the current energy infrastructure could cope with the increased demand of this site, reducing the cost associated with reinforcing the grid. However further evidence is required to 
confirm this.  

• If the site were to be bought forward with its own self-supporting local network through renewable energy generation, these costs could be significantly less.  

• Overall, given the opportunity for future renewable energy generation, but considering the increase in demand this development would create, moderate (significant) positive effects are considered 
likely against this objective. 

SA objective 7 - Protect, maintain and enhance the historic environment 
Decision-Aiding Questions. Will the development site… 

1. Conserve and enhance 
World Heritage Sites, 
Scheduled Monuments, 
Listed Buildings, the 
character and appearance 
of Conservation Areas, 
Historic Parks & Gardens, 
sites of archaeological 
interest and, where 
appropriate, undesignated 
heritage assets and their 
settings?  
 

There are no designated conservation assets effected by potential development of this site. 
Within a 100m buffer of the site there is a Scheduled Monument- Shrunken Settlement of Paxcroft to east of Paxcroft farm (NHL: 1442589) which is of high value.  Whilst this 
does not extend into the site the wider landscape may contribute to its setting. 
The site is low value features including a former Medieval ridge and furrow, in the south of the site associated with Paxcroft, but also in the north and post medieval field 
boundaries in the north of the site. 
Iron age/Roman enclosure and subsequent excavation in the north buffer area and possibly associated pits found by geophysical survey are of medium value together with 
iron age enclosure with likely associated hut circle and possible Bronze age ring ditch in the north east buffer area. Within the western buffer area there is a partially extant 
C19 farmstead- Paxcroft Farm, in the western buffer area. Former ridge and furrow earthworks indicate potential for survival of archaeological remains. Iron Age/Roman 
enclosures and associated remains in the buffer area indicate potential for archaeological remains extending onto the site. The inferred Bronze age ring ditch indicates 
potential for further archaeological remains extending onto the site. 
Further investigation is likely needed during a planning application process in the form of geophysical survey and subsequent trial trenching, particularly in the northern area 
where Iron Age/Roman settlement remains may spread into the site and in the NE where the ring ditch may be accompanies by other remains. 
Further research is also likely required to inform future development regarding the setting of the Scheduled Monument.  Based on evidence that is currently available and 
known, the site appears to be not heavily constrained by archaeological remains.  Following further investigation, mitigation could include avoidance of high value 
archaeological remains where preservation in situ is likely to be required, potentially in the north and NE of the site.  Also, mitigation strategy could include preservation by 
record where preservation in situ is not required. 
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Should preservation be part of a mitigation strategy, opportunities to interpret and enhance understanding and / or improve land management regimes could be taken 
forward. Consideration should be given to opportunities to enhance the understanding and setting of the scheduled monument. 
Following the application of suitable mitigation strategies, the potential for significant adverse archaeological effects is low.  
The site has 21st century paddocks at Paxcroft farm, amalgamated fields and prairie fields with little former character legible and Post Medieval to 21st century piecemeal 
fields with no former character legible which are not highly sensitive.  The site comprises part of a wider network of weak continuity, where landscape character has been 
subject to change.  Mitigation strategy could include incorporation of surviving historic landscape elements, such as field patterns, hedgerows and mature trees, within future 
development.  Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape effects is very low.   

2. Maintain and enhance the 
character and 
distinctiveness of 
settlements through high 
quality and appropriate 
design, taking into account, 
where necessary, the 
management objectives of 
Conservation Areas? 

In accordance with national policy/local policy, the development of the site could deliver development that maintains and enhances the distinctiveness of settlements through 
high quality design. No details of any potential future development scheme or design and layout are currently known. Development of the site would have the potential to 

appropriately protect and enhance designated heritage assets according to their significance.  

The site is not located near to a conservation area.   
 

Assessment outcome (on balance): Minor adverse effect 

Summary of SA Objective 7  

• Overall, given that there are no designated assets affected and the potential for significant adverse archaeological effects and historic landscape effect is low, minor adverse effects are likely. 

• There are no designated conservation assets effected by potential development of this site. 

• The Scheduled Monument- Shrunken Settlement of Paxcroft is to the east of Paxcroft farm which is of high value.  Whilst this does not extend into the site the wider landscape may contribute to its 
setting.  

• The site appears not heavily constrained by archaeological remains. The potential for significant adverse archaeological effects is low. 

• Following the application of suitable mitigation strategies, the potential for significant adverse historic landscape effects is very low.   

• The site is not located near to a conservation area.   

• Overall, given that there are no designated assets affected and the potential for significant adverse archaeological effects and historic landscape effect is low, minor adverse effects are likely. 

SA objective 8 - Conserve and enhance the character and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 
Decision-Aiding Questions. Will the development site… 

1. Minimise impact on and, 
where appropriate, conserve 
and enhance nationally 
designated landscapes e.g. 
National Parks and AONBs 
and their settings? 

The site lies on the east edge of Trowbridge, between the A361 and A350. No AONBs, national parks or other nationally designated landscapes cover the site area. No 
impacts are anticipated on such designations. 
 

2. Minimise impact on, and 
enhance, locally valued 
landscapes through high 
quality, inclusive design of 
buildings and the public 
realm? 
 

In accordance with national policy/local plan policy, the development of the site would have the potential to appropriately protect and enhance the intrinsic character and 
scenic beauty of the countryside. While development would have an effect on the landscape, the site is of a size whereby landscape mitigation could be employed by 
avoiding development on higher landform where it would be prominent in the wider landscape, creation of a strong landscape buffer to the east of the site, to maintain 
separation between the site and outlying rural settlements, and retention of hedgerows, trees and woodland as part of a mature landscape framework that contributes to a 
network of green infrastructure and rural setting of Hilperton and east of Trowbridge. 
Overall, it is considered that the site is of generally medium landscape sensitivity to development, with higher sensitivity associated with the locally prominent Hagg Hill. The 
site has generally medium capacity to accommodate development.    
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The following opportunities have been identified: 

• Seek opportunities conserve and augment hedgerows and trees as part of the landscape strategy for the site, in order to maintain green links that contribute to the rural 
landscape setting of east Trowbridge; 

• Seek opportunities to create biodiverse, accessible and connected greenspaces that make a positive feature of the sloping landform to the southeast of the site and 
contribute to the wider green infrastructure network; 

• Seek opportunities to enhance the sense of place through use of appropriate building materials in respect of new development 

• Seek opportunities to screen visually intrusive development where appropriate with the landscape character; and  

• Seek opportunities to enhance the interface between different settlement areas and the countryside, considering the elevated landform to the southeast and providing a 
countryside foreground, with a soft, well-integrated settlement edge. 

Development with the proposed landscape mitigation on this site would have a moderate adverse effect on the SA objective to conserve and enhance the character and 
quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and sense of place. 

3. Protect and enhance 
rights of way, public open 
space and common land? 

In accordance with local plan policy, the development of the site could protect and could add to the existing rights of way network, public open spaces and common land 
assets. Development in this location would not result in loss of amenity greenspace. There are a number of footpaths and bridleways (GHIN4, GHIN3, HILP52, GHIN2, 
HILP51 and SEMI39) that follow the line of the field boundaries through the site and linking with the edge of Hilperton, Trowbridge, surrounding countryside and scattered 
rural settlements. 
Development may affect the amenity value of the footpaths / bridleways. Assuming these rights of ways remain open during construction and operation, no adverse effects 
are likely. It is likely that development in this location would therefore have an impact on views from various public rights of way. Given the size of the site additional 
connectivity to existing networks could be achieved. 

Assessment outcome (on balance): Moderate (significant) adverse effect 

Summary of SA Objective 8 

• No AONBs, national parks or other nationally designated landscapes cover the site area. No impacts are anticipated on these designations. 

• Development with the proposed landscape mitigation on this site would have a moderate adverse effect on the SA objective to conserve and enhance the character and quality of rural and urban 
landscapes, maintaining and strengthening local distinctiveness and sense of place.   

• Development with the proposed landscape mitigation on this site would have a moderate adverse effect on the SA objective to conserve and enhance the character and quality of rural and urban 
landscapes, maintaining and strengthening local distinctiveness and sense of place. 

• There are a number of public footpaths and bridleways that connect with the site. Given the size of the site additional connectivity to existing networks could be achieved. 

• Overall, it is considered that the site is of generally medium landscape sensitivity to development, with higher sensitivity associated with the locally prominent Hagg Hill.  The site has generally 
medium capacity to accommodate development. 

SA objective 9 - Provide everyone with the opportunity to live in good quality, affordable housing, and ensure an appropriate mix of dwelling sizes, types and tenures 
Decision-Aiding Questions. Will the development site… 

1. Provide an appropriate 
supply of affordable 
housing? 

Using the 2016 dataset, based on a 2-bed property and average annual gross income, the Trowbridge affordability ratio is 4.44. This is lower than the Wiltshire average of 
4.76. House building rates have been lower than what was anticipated by the WCS although there have been reasonable levels of affordable housing delivery. This site is 
capable of bringing forward a large proportion of affordable housing as part of a development of a significant number of new homes. 

2. Support the provision of 
a range of house types and 
sizes to meet the needs of 
all sectors of the 
community? 

The area around Hag Hill has slopes with gradient steeper than 1:20 and so would be unsuitable for adaptable homes. Remainder of site is large enough to accommodate a 
wide range of housing types and sizes. High quality homes of different types and tenures could be delivered as part of the development on this site. 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 9 

• This site could deliver a large amount of affordable housing as part of a development of a significant number of new homes. 
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• There is a large amount of developable land on this site which could deliver a wide range of house types, tenures and sizes.    

• It is possible that sustainable construction materials could be used throughout the site and for development to exceed minimum requirements set by Building Regulations.  

• Overall, major (significant) positive effects are considered likely against this objective. 

SA objective 10 - Reduce poverty and deprivation and promote more inclusive communities with better services and facilities 
Decision-Aiding Questions. Will the development site… 

1. Maximise opportunities 
for affordable homes and job 
creation within the most 
deprived areas? 

The Indices of Multiple Deprivation (IMD) 2019 identify this site as being within an area of lower deprivation and adjoining areas also of lower levels of deprivation. 
Development of this site will not lead to new homes and jobs in areas of higher deprivation and would therefore be unlikely to result in social benefits for such areas.  
The site could deliver up to circa 2870 homes of different types and tenures and deliver a very good level of affordable housing. 

2. Be accessible to 
educational, health, amenity 
greenspace, community and 
town centre facilities which 
are able to cope with the 
additional demand? 

The site is positioned approx. 2.6km to the east of Trowbridge Town Centre and has a reasonable level of accessibility through sustainable modes from the site to the town 
centre. Development at this site should look to enhance and promote sustainable transport modes. A development of this size should take opportunities to incorporate 
amenity greenspace as part development on this site and consider improvements for nearby GI assets.   
Development at this site would generate a need for 267-373 early years places, 636-890 primary school places and 451-631 new secondary school places. In meeting the 
needs for early years places, three 80-100 place full day care nurseries would be required and additional places could be provided as part of new onsite primary schools. Of 
which, two 2FE primary schools will be required on sites of at least 2ha to meet primary schooling needs. A new secondary school for the settlement is likely to be required to 
meet the proposed level of growth and this would be able to support secondary needs arising from this site. Contributions and land would need to be secured as part of 
ensuring education needs are sufficiently met either onsite or offsite e.g. the new primary school would require at least 2ha of land onsite.     
This site has very poor existing accessibility to GP provision in the Town. Roundstone Surgery and Trowbridge Health Centre are both less than 3km to the west and south-
west of the westernmost part of the site. Trowbridge is subject to the largest capacity gap in Wiltshire, which is forecast to increase by 2026. The CCG are considering 
relocating services from Trowbridge hospital to a new facility. Plans for an integrated Care Centre with primary care space are apparent, but the hospital birthing unit is due 
to close in 2021 and plans for new antennal and postnatal services are uncertain. There is a possibility that the position of a site at this town will adversely affect the delivery 
of health services. Financial contributions are to be sought to support increased healthcare delivery in line with the NHS health and care plans for the BANES, Swindon and 
Wiltshire CCG. 

3. Promote/create public 
spaces and community 
facilities that support public 
health, civic, cultural, 
recreational and community 
functions? 

The large scale of this site suggests that development would be capable of delivering a sizable amount of formal and informal public space, alongside other community uses 
as part of a mixed-use development on this site. There may be opportunities to improve and enhance PROWs: SEMI39, GHIN4, GHIN3, GHIN2, GHIN1, HILP53, HILP28, 
HILP52 and HILP51. Opportunities to introduce community facilities adjoining school developments to create local and district centres to serve the development are likely to 
be apparent and should be incorporated where possible.  
New community, education and recreational facilities will be required to serve a development of up to circa 2870 homes in locations that are accessible by sustainable 
modes of transport to all residents. These are likely to be able to be delivered onsite, but where this isn’t achievable, contributions should be sought. 

4. Reduce the adverse 
impacts associated with 
rural isolation, including 
through access to affordable 
local services for those living 
in rural areas without access 
to a car? 

Development of this site in Trowbridge would be capable of making some contribution to the reduction of rural social isolation. Although the site is situated on the edge of 
Trowbridge and would be meeting needs arising from Trowbridge primarily, new development could provide a large amount of affordable housing for those people living in 
surrounding rural areas who cannot afford rural house prices and there will be new education and other community facilities which rural residents could access. Public 
transport services will need to be extended to serve this new development and this could also benefit people in rural areas. 
 

Assessment outcome (on balance): moderate (significant) positive effect 

Summary of SA Objective 10 

• Development would not direct new development to an area of higher deprivation as the site is not within or adjoining any of these areas.  

• The site is likely to be able to provide affordable homes as part of housing development.  

• Some accessibility to the Town Centre, but opportunities to enhance sustainable transport modes should be pursued.  
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• Amenity greenspace could be incorporated into a scheme of this size.   

• Early years, primary and secondary schooling provision could be met in new onsite provision or through financial contributions into offsite provision, location/land availability for schools would need to 
be resolved.  

• The site has very poor accessibility to existing health provision and this could be improved. Financial contributions to increase capacity of existing GP surgeries would be required.   

• The site could help support local services and facilities and could incorporate new services and facilities onsite. Contributions for offsite provision should be sought where appropriate.  

• Overall, a moderate significant positive effect is likely. 

SA objective 11 - Reduce the need to travel and promote more sustainable transport choices  
Decision-Aiding Questions. Will the development site… 

1. Promote mixed-use 
developments, in accessible 
locations, that reduce the 
need to travel and reduce 
reliance on the private car? 

The significant size of this site would suggest that a mixed-use development involving residential, employment and other uses could be achieved that may help reduce the 
need to travel. On-site employment, health, retail, education and other facilities may be required to reduce out-commuting and reduce impacts on existing roads.  

2. Provide suitable access 
and not significantly 
exacerbate issues of local 
transport capacity? 

The site is not of a scale that requires access to both the A361 and A350. If a single access point is to be provided, then this should be achieved from the A361 to minimise 
journey lengths into Trowbridge. 

3. Make efficient use of 
existing transport 
infrastructure and promote 
investment in sustainable 
transport options, including 
Active Travel? 

This site is disconnected from Trowbridge which could minimise sustainable mode share. 
Pedestrian/Cycle: The development site is dislocated from Trowbridge with limited opportunities to walk or cycle. The A361 has a short section of footway serving Trowbridge 
Rugby Club, the A350 has no such facilities. Access to employment, the Town Centre and the Railway Station is considered well beyond a reasonable walking distance, 
however these destinations may be accessible by cycle; there is existing cycle infrastructure through Paxcroft Mead and further opportunities to deliver new infrastructure to 
connect to the Town Centre. 
Bus: The A361 is served by the X34 and 49 services. The X34 provides good accessibility to Frome, Melksham and Chippenham. Chippenham is accessible for normal 
working hours; however, Frome has limited evening peak services. The 49 service connects Trowbridge to Swindon via Devizes. Swindon is accessed in circa. 1hr 40mins 
and hence is not considered a viable destination for daily commute. Devizes is accessible in 20mins. 
The site spans the gap between the A361 and A350 and hence provides an opportunity to provide bus connectivity between these two networks. However, this would not 
address the disconnect with Trowbridge, which would require additional buses to connect to the Town Centre, supplemental to the X34. 
Rail: The Rail Station is beyond reasonable walking distance but may be accessible by cycle. The X34 bus service also stops close to the rail station.  
Service Vehicles: Service vehicles would be easily accommodated by either the A350 or A361 networks. 

Assessment outcome (on balance): moderate (significant) adverse effect 

Summary of SA Objective 11 

• The significant size of this site would suggest that a mixed-use development could be achieved that may help reduce the need to travel.  

• The site is not of a scale that requires access to both the A361 and A350. If a single access point is to be provided, this should be achieved from the A361 to minimise journey lengths into Trowbridge. 

• Pedestrian/Cycle: The development site is dislocated from Trowbridge with limited opportunities to walk or cycle. The A361 has a short section of footway serving Trowbridge Rugby Club, the A350 
has no such facilities. Access to employment, Town Centre and the Railway Station is considered well beyond a reasonable walking distance, however these destinations may be accessible by cycle.  

• Bus: The A361 is served by the X34 and 49 services. The X34 provides good accessibility to Frome, Melksham and Chippenham. The 49 service connects Trowbridge to Swindon via Devizes. 
Swindon is accessed in circa. 1hr 40mins and hence is not considered a viable destination for daily commute.  

• The site spans the gap between the A361 and A350 and hence provides an opportunity to provide bus connectivity between these two networks. However, this would not address the disconnect with 
Trowbridge. 

• Rail: The Rail Station is beyond reasonable walking distance but may be accessible by cycle. The X34 bus service also stops close to the rail station. 

• Site specific mitigation measures include: Bus service uplift and improved walking and cycling connectivity with Trowbridge. 
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• Strategic mitigation measures include: Delivery of Trowbridge Transport Strategy.  

• Overall, likely effects of this development will be significant – a significant amount of new road and sustainable transport infrastructure will be required. Mitigation measures are likely to be achievable 
but problematic. Therefore, moderate (significant) adverse effects are likely overall against this objective. 

SA objective 12 - Encourage a vibrant and diversified economy and provide for long-term sustainable economic growth  
Decision-Aiding Questions. Will the development site… 

1. Support the vitality and 
viability of town centres 
(proximity to town centres, 
built up areas, station hub)? 

The site is positioned approx. 2.6km to the east of Trowbridge Town Centre and the Trowbridge Railway Station is positioned approx. 3.4km to the south-west of the site. 
There is a reasonable level of existing accessibility between the site and town centre. This is a large site that is likely to be able to support the town centre, as well as existing 
local facilities, if connectivity through sustainable transport modes were improved. 

2. Provide a variety of 
employment land to meet all 
needs, including those for 
higher skilled employment 
uses that are (or can be 
made) easily accessible by 
sustainable transport 
including active travel? 

Although this site does not have excellent accessibility to the town centre, it does benefit from access to the A361 and the A350. Development at this site would require 
suitable access and the creation of sustainable transport linkages within the site and wider Trowbridge area. Canal Road Industrial Estate is positioned approx. 2.3km to the 
west of the site, whilst West Ashton Road Principle Employment Area is 2.3km to the southwest.  
The size of this site suggests that it would be capable of being able to deliver a mixed-use development, which incorporates employment land that would be able to meet a 
range of economy needs, including those for higher skilled employment.  

3. Contribute to the 
provision of infrastructure 
that will help to promote 
economic growth, including 
opportunities to maximise 
the generation and use of 
renewable energy and low-
carbon sources of energy? 

This site could provide high levels of new housing, including affordable housing, employment and associated infrastructure that will help support the local economy and 
economic growth, including new highway infrastructure.  
 
This site is of a large size and as such presents opportunities to support energy generation from renewable and low carbon sources. To help to increase the use and supply 
of renewable and low carbon energy and heat from this site, there will need to be a positive strategy for energy from these sources that maximises the potential for suitable 
development, considers identifying suitable areas for renewable and low carbon energy sources and identifies opportunities for development to draw its energy supply from 
decentralised, renewable or low carbon energy supply systems and for co-locating potential heat customers and suppliers. It is considered that a site of this size could 
enable significant economic and employment opportunities in sustainable green technologies. 

4. Promote a balance 
between residential and 
employment development to 
help reduce travel to work 
distances? 

A site of this size could provide mixed-use development that includes a balance of employment and residential land to meet a range of needs. This could help reduce the 
need to travel but there will still need to be significant investment in sustainable transport modes linking to the town centre and railway station for those people who work 
elsewhere.  
 

Assessment outcome (on balance): Major (significant) positive effect 

Summary of SA Objective 12 

• There is a reasonable level of existing accessibility between the site and town centre. This is a large site that is likely to be able to support the town centre, as well as existing local facilities, if 
connectivity through sustainable transport modes were improved.  

• The site benefits from proximity to the A361 and the A350, which suggests the site would be attractive to employment uses. 

• The site is relatively distant from existing employment land and detached from residential areas to the east of Trowbridge.   

• This is a large site that could lend itself to mixed-use development, including employment land to meet a range of economic needs. 

• Overall, a major significant positive effect is likely.    
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