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1. Introduction 
 

1.1 These representations have been prepared and submitted by Savills on behalf of Barratt Homes plc in 

response to the Wiltshire Local Plan Review (LPR).  

 

1.2 Barratt Homes have very recently acquired an interest in an area of 11.33ha of land adjacent to the eastern 

edge of Westbury (Site Location Plan attached in Appendix 1).  This forms one of a number of the sites 

which Westbury Town Council identify as having the ‘potential for a site allocation’ within their draft 

response to the LPR (available on their website); a judgement based upon the work which they have 

undertaken in support of their emerging Neighbourhood Plan.   

 

1.3 The decision to progress with the LPR despite the emerging Planning White Paper (PWP) is supported. It 

is of critical importance that Wiltshire progress with their local plan update given the plan period for the 

adopted Core Strategy is due to expire shortly, and in light of the current five year housing land supply 

deficit. The Council’s decision is consistent with the advice of the Chief Planner and Secretary of State, 

both of whom have expressly confirmed that the PWP should not delay plan-making. 

 

1.4 Our representation is made with regard to the legal requirements of bringing forward a new Development 

Plan Document, and in respect to the tests of soundness set out in paragraph 35 of the NPPF.  Given the 

timelines associated with the LPR, we assume that the current consultation on changes to the NPPF will 

have concluded and a revised Framework issued prior to the LPR having reached an advanced stage.  We 

therefore reference the draft NPPF (dNPPF) where appropriate in this consultation response.   
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2. Emerging Spatial Strategy  
 

Plan Period 

 

2.1 At the outset, we raise a significant concern in regard to the proposed plan period 2016-2036.  This 

concern is two-fold: 

 

 Plan End Date: the LPR would currently fail to accord with the NPPF paragraph 22 which requires 

a 15 year plan period on adoption of the relevant plan.  With adoption of the LPR not anticipated 

until Q2 2023 (at the earliest), the Local Plan would have a 13 year period at best and would not 

therefore be consistent with this aspect of national policy.  In setting the appropriate end date, we 

suggest that the plan period is extended beyond the minimum requirement to include a sufficient 

buffer to accommodate any further slippage in the progression of the LPR.  

 

 Plan Start Date: a base date of 2016 is no longer appropriate – this was predicated on the Swindon 

and Wiltshire Joint Spatial Framework which would have been adopted now.  The delay by at least 

2 years requires the rebasing of the LPR; given at adoption in 2023 – 7 years would have passed 

since the start of the plan period.  

 

Housing Need 

 

2.2 The Government has recently published the outcome of the consultation on the standard method, and as 

such, it will be necessary for the Authority to update the LHN Assessment (2019).  

 

2.3 The standard method figure for Wiltshire with a 2020 base date is 2,006 dwellings per annum.  However, 

as per the PPG, the housing need figure must be “kept under review and revised where appropriate” (PPG: 

2a-008-20190220); thus it will go through at least two updates between now and the submission of the LPR 

(with the 2021 based LHN figure available from the end of March 2021).    

 

2.4 Local Housing Need (LHN) is a forward looking figure, it cannot be used retrospectively.  Any ‘over-supply’ 

from any years prior to the base date of the LHN would have already been accounted for – with this 

impacting on the affordability ratio used within the calculation which is updated annually. 

 

2.5 The implications on the housing requirement for Wiltshire would therefore be: 
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Plan Period Housing Delivered LHN 

2016-2019 7,8171  

2019-2020 2,0202  

2020-2036  32,0963 

Housing Requirement 41,933 

 

2.6 The housing minimum housing requirement for the LPR is therefore 41,933 homes (not 40,840 as 

expressed in the consultation document). 

 

2.7 The LHN represents the minimum housing requirement, and as per the PPG, it is necessary to consider 

whether the actual housing need is higher; taking account of local circumstances.  The PPG explains that 

local circumstances should include economic growth, historical rates of delivery and the need for affordable 

homes (2a-010-20201216 and 2a-024-20190220). 

 

2.8 The rates of historical delivery for Wiltshire have been higher than the proposed housing target in 7 out of 

the last 10 years; and taking account of the completions between 2016-2036; the Authority’s currently 

proposed approach will result in a significant decrease in housing delivery over the remainder of the plan 

period. 

 

2.9 In regard to economic growth, we note that the 2019 LHN Assessment is based upon future job growth 

scenarios from 2015 and 2016 economic growth forecasts; which are now out of date.  It will be necessary 

to consider the regional growth strategies and projects; for example those of the Swindon and Wiltshire 

Local Enterprise Partnership, and more widely the recovery plans associated with the covid-19 economic 

recovery.  

 

2.10 Aside from basic summaries provided across the evidence base, there has been no detailed evidence 

provided in respect to the scale of affordable housing need across Wiltshire.  This is important evidence 

and must be produced to inform the discussions on the overall housing requirement, and also the 

distribution of housing within the emerging strategy.   

 

 

                                                     

1 Wiltshire AMR 

2 MHCLG Table 253a Housing Completions by LPA 

3 16 x 2,006 
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Site Allocations - Delivery 

 

2.11 The relationship between the LPR, Neighbourhood Plans and the review of the Wiltshire Housing Site 

Allocations Plan is not clear within the documentation.  This is particularly important for the Market Towns 

where there is a need to identify an additional 7,330 dwellings: 1,240 via brownfield, and 6,090 dwellings 

on greenfield.  This is a substantial part of the proposed strategy, and it must be demonstrated that it is 

deliverable.   

 

2.12 There is also the requirement for the LPR to demonstrate a five year housing land supply at the point of 

adoption (paragraph 73, NPPF).  It is anticipated that it will be small/medium scale sites which will provide 

the basis for this supply and the housing delivery within the early part of the plan period.  A full housing 

trajectory will be required to support the LPR through Examination.  

 

2.13 The two Principal Settlements within the north of Wiltshire are identified to deliver two new major suburbs 

of c5,500 dwellings and c2,600 dwellings (2,100 before 2036) within the plan period.  This constitutes 7,686 

dwellings across two sites by 2036 – and equates to 60% of the residual housing need across these two 

HMAs.  This is substantial proportion of the total housing requirement and inevitably presents a significant 

risk to the delivery of the planned housing requirement. 

 

2.14 The evidence base currently fails to provide sufficient information in regard to the deliverability of these 

sites; both as a whole4, and in respect to the likely extent of development which will take place over the 

remaining plan period.  In accordance with the NPPF, paragraph 72, the evidence base must set out a 

“realistic assessment of likely rates of delivery, given the lead-in times for large scale sites”.  This is 

particularly pertinent given a number of the strategic allocations from the Core Strategy will not deliver a 

single home in the first 10-years post adoption (including West of Warminster, Ashton Park and Ludgershill 

– which combined account for nearly 4,000 units). 

 

2.15 In moving to the next stage, it will be necessary for the Authority to confirm their approach to housing 

allocations and, associated with this, to publish a full housing trajectory over the remaining plan period. 

 

Trowbridge Housing Market Area 

 

2.16 The emerging housing target of 11,000 dwellings represents a decrease in the scale of development within 

this community area; contrary to the NPPF’s objective of boosting the supply of housing (paragraph 59).   It 

also fails to provide a robust housing supply over the entire plan period; with a significant decline in housing 

                                                     

4 The evidence base does not confirm that all of the land identified within the new suburbs is available for development; and Savills have in the 

last few years sought to engage with a number of key landowners to consider the development of their land, and they have indicated that it is 

not available for development.  
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delivery post-2026, and, post-2026, places a huge reliance on three large housing sites – two from the 

Core Strategy which have yet to deliver a single unit, and the proposed new suburb at Trowbridge.   

 

Emerging Strategy 

Requirement 
11,000  

Residual Requirement 

2019 – 2036 
9,886 AMR 2019 – completions 1,114 units 

Committed Supply – 

Deliverable by 2026 
3,229 AMR 2019 – developable commitments 2019-2026  

Housing Requirement 

2026-36 
6,657  

Brownfield Allowance 

(2026-2036) 330 

Emerging Spatial Strategy Topic Paper – annual 

allowance for period 2026-2031 (assumedly pre-2026 is 

accounted for in existing committed supply). 

Three Strategic Sites 
5,177 

5,600 units total minus 423 units due for completion 

before 2026 

Residual Housing 

Requirement 2026-2036 
1,150 dwellings 

 

2.17 From 2026-2036, the emerging strategy is reliant on the three strategic sites (5,177 units) to deliver 75% of 

the housing supply for the last ten years of the plan period.  This is a significant risk to the housing 

trajectory. As per above, the next stage of the LPR must be supported by a housing trajectory, and this 

must set out the supply of housing over the entire plan period.  

 

2.18 We support the recognition that Westbury is the least constrained settlement within the HMA (p36), and 

that any adverse effects from development can be avoided through the appropriate selection of sites.  It will 

play an important role in delivering housing in the medium term on sites which do not have the scale of 

infrastructure provision associated with the three major (900+ unit plus) sites; and will provide a buffer for 

housing land supply to account for any delays in the strategic site delivery.  

 

2.19 The reference in the consultation document (SA, p39) that increased housing requirements could be 

distributed to rural areas is not supported.  This would appear to contradict the central aims of the LPR – 

notably the desire to use land use policies to combat climate change (see Section 3 below), and would lead 

to dispersed housing development, which fails to maximises opportunities for sustainable travel.  A 

dispersed strategy such as this would also fail to deliver infrastructure to support local communities. This 

does not represent a reasonable alternative. 
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3. Addressing Climate Change and Biodiversity Net Gain 
 

3.1 It is not anticipated that the LPR will be adopted until Q2 2023. Between now and then the Government has 

indicated that there will be significant changes at the national level in regard to climate change and 

biodiversity net gain.  It will therefore be necessary for the LPR to be mindful of the changes to the national 

legislative regime, in particular in regard to Future Homes Standard, biodiversity net gain, energy provision, 

and electric vehicular charging.   

 

3.2 Barratt have committed to becoming the country’s leading national sustainable house builder and have 

published a sustainability framework which aligns their ambitions with the UN Sustainable Development 

Goals5.  It is these goals that are referenced in the dNPPF, at paragraph 7, and are being used by many 

Authorities in setting the sustainability framework for emerging Local Plans.  

 

3.3 This commitment includes new homes design to be net zero carbon from 2030; with improvements towards 

this standard made over the coming 9 years, pre-empting the Government legislation by committing to 

biodiversity net gain from 2020, and seeking to increase the use of Modern Methods of Construction to 

25% of homes by 2025. 

 

3.4 Barratt welcome the commitments set out by Wiltshire Council in seeking to actively address climate 

change and biodiversity net gain through the LPR; and commit to working positively with the Authority to 

deliver enhanced sustainability standards over the coming years.  The scale of change required in the 

industry is substantial, and it is necessary to ensure that developers and Authorities work collaboratively to 

the end goal of zero carbon in a phased process – which sets the step change in standards at a rate which 

is deliverable by the industry.  

 

Land Use Policies 

 

3.5 By far the most significant opportunity to address climate change and reduce carbon emissions is through 

a spatial strategy which promotes sustainable patterns of growth, and maximises the opportunities for 

sustainable travel.   

 

3.6 Central to this is understanding where people live and work, and the opportunities for walking/cycle and 

public transport to create modal shift.  This will also need to be informed by changing working patterns as a 

result of Covid.  This should inform the distribution of housing within the spatial strategy.  We have not 

seen any analysis is this regard – and the focus on the delivery of two bypasses as major indicators for 

growth appears fundamentally opposed to this objective.  

                                                     

5https://www.barrattdevelopments.co.uk/~/media/Files/B/Barratt-Developments/sustainability/Sustainability%20Framework%202020.pdf  

https://www.barrattdevelopments.co.uk/~/media/Files/B/Barratt-Developments/sustainability/Sustainability%20Framework%202020.pdf
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3.7 The LPR should look beyond the building of roads, and consider opportunities to changing travel 

behaviour.  We note for example, that Westbury has a significantly high level of self-containment in terms 

of jobs/housing; the second highest destination for jobs is Trowbridge; and a not insubstantial number of 

residents work in Bath.  Both Trowbridge and Bath are accessible by rail6.  

 

3.8 The Western Gateway Strategic Transport Plan 2020-2025 identifies the intention that the Bristol/Bath 

MetroWest rail services be extended to Westbury – with this a ‘short-term’ project for delivery by 2025; with 

the provision of enhanced regular train services to Bristol and Bath.  The opportunity that this provides to 

deliver housing in a location which is highly accessible to key strategic employment destinations has been 

overlooked within the evidence base.  

 

Flood Risk 

 

3.9 We agree with the measures set out in the consultation document, and it will be necessary to demonstrate 

that they are compliant with the Framework.  In line with the NPPF, there is no need to duplicate policies 

from the Framework (paragraph 16) in the LPR.  

 

Natural Capital  

 

3.10 We support the intention of the consultation document in emphasising the importance of blue and green 

infrastructure.  The  emerging Green and Blue Infrastructure Strategy (GBIS) needs to be published in full 

as part of the evidence base informing the LPR, as it is difficult to comment on the individual maps 

provided within the contextual information. 

 

3.11 We suggest that the concept of the GBIS is amended in the LPR to align with the national requirement to 

create Nature Recovery Networks.  

 

Zero Carbon Homes 

 

3.12 As set out above, Barratt Homes committed in 2020 to their homes being net zero by 2030; and will be 

moving towards this target over the 10 year period. The Government have subsequently published its 

response to the consultation on the Future Homes Standard – with this confirming a two-stage approach to 

reach ‘carbon ready homes’ by 2025 (being a 75% reduction in carbon emissions).  The first stage in 

reaching this target has recently been published with draft Building Regulation changes at consultation.  

 

                                                     

6 https://commute.datashine.org.uk/#mode=allflows&direction=from&msoa=E02006690&zoom=12.0&lon=-2.2014&lat=51.2964  

https://commute.datashine.org.uk/#mode=allflows&direction=from&msoa=E02006690&zoom=12.0&lon=-2.2014&lat=51.2964
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3.13 Barratt Homes remain committed to their net zero target, and will be aligning the stages in reaching net 

zero by 2030 with the Future Homes Standard.  This reflects the need to develop supply chains, skills and 

construction practices.  Where there are opportunities to go beyond Building Regulations – these will be 

explored, and there are numerous examples of Barratt Homes doing just that such as the first ever large 

scale zero carbon community at Hanham Hall.  At present, these schemes are individual, based upon site 

specific characteristics (and viability), and we do not consider that a Wiltshire-wide zero carbon homes 

standard would be achievable or deliverable in the short term.   

 

3.14 In bringing forward local policies which differ from national standards, or are implemented earlier, it will be 

necessary to provide evidence on the feasibility, deliverability and financial cost of these policy 

requirements. 

 

Decarbonising Energy  

 

3.15 The Future Homes Standard includes the decarbonisation of energy, and there are also individual 

legislative changes coming forward, for example the forthcoming ban on gas boilers.  There are a 

significant range of low carbon/renewable energy technologies available for new homes, and the sector is 

constantly evolving.  We suggest that the LPR should not set out a preferred type of technology – and that 

it will be for the individual site conditions to determine which represents the best opportunity both in terms 

of feasibility and viability.   

 

3.16 In bringing forward local policies, it will be necessary to provide evidence on the feasibility, deliverability 

and financial cost of these policy requirements. 

 

Air Quality  

 

3.17 We set out our comments above on the role of sustainable travel choices and modal shift in underpinning 

the spatial strategy; and this is intrinsically linked to addressing air quality.  

 

3.18 In regard to the installation of smart charging, we note that a Department for Transport 2019 consultation 

considered potential regulations in this regard – and this included analysis of the ability to deliver this at 

scale; including indicative costs, and also the implications on the capacity of the electric network.  This 

indicated that in some instances, the costs would render a scheme unviable due to grid capacity 

constraints. We therefore welcome the intention of the Council to engage now with the network operators 

to produce the evidence base on the costs associated with the network upgrades and the cost of 

installation.  This will need to be factored into the Viability Assessment and Infrastructure Delivery Plan 

(IDP) supporting the LPR.  
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3.19 Any policy requirement should be based upon an assessment of need – both current and future, and 

should balance the need for passive and active charging.  
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4. Planning for Westbury  
 

Place Shaping Priorities  

 

4.1 We support the draft Place Shaping Principles.  

 

4.2 A number of these need to be addressed by the LPR evidence base – notably, with the drafting of a 

transport strategy.  This should consider all the aspirations for delivery of transport infrastructure (relating 

to both sustainable travel choices, and those related to vehicular movements), and should set out a 

strategy which seeks to maximise sustainable travel choices. We note the historical aspirations for a 

bypass for the town and the refused 2009 application; however, we have not seen any recent evidence to 

demonstrate that there is a need for a bypass, and/or whether alternative strategies (such as the enhanced 

railway services) represent a more appropriate option.  

 

4.3 A transport strategy for the town could be used to inform not only the choice of allocations but determine 

site specific measures – and whether these should be delivered on-site, through a s106 contribution, and 

which strategic elements are most appropriately funded through CIL.  

 

Potential Development Sites  

 

4.4 We have reviewed the Site Selection report, and set out our comments below. 

 

4.5 We have also reviewed Westbury Town Council’s draft response to the consultation (which is available on 

their website), and note that they have undertaken a more detailed site assessment process which should 

replace the preliminary work undertaken for the LPR.  

 

4.6 In reviewing the Town Council’s comments, we note that they indicate that a number of the sites are not 

available.  In presenting options for development, the Authority must confirm that the sites are available – 

with the need for recent confirmation by the landowner/developer/promoter that they are available for 

development now.  

 

Site 1 (SHELAA 

3445) 

The site is not physically connected to the existing built up area of Westbury, and 

divorced from it by a railway line and B-road.  It borders an existing allocation for 

employment land to the north (CP2) raising potential bad neighbour issues, and 

restrictions on the future use of this important employment area. 

This site is not suitable, available or deliverable for housing.  
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Site 2 (SHELAA 

742, 1014, 

883375) 

This site has been subject to three recent planning applications which have resulted 

in refusal on technical grounds.  The most recent in January 2020 cited eight refusal 

reasons, including impact on the Bath and Bradford on Avon SAC, and relationship 

with the neighbouring employment area. The site is not considered suitable for 

development.   

Our understanding is that the developer(s) no longer have an interest in this site; and 

it may therefore no longer be available.  

Site 3 (SHELAA 

3218) 

The site is bordered by railway on two sides, and vehicular access is only achievable 

using local narrow lanes.  The site falls within immediate proximity to a sewage 

treatment works.   

This site is not suitable for housing. 

Site 6 (SHELAA 

251,1011) 

The area is within a highly sensitive landscape – a designated Special Landscape 

Area.  The potential for a bypass through this area was dismissed by the Secretary of 

State in 2009; whom explicitly reference the impact on the ‘Wellhead Valley’ – both 

ecologically and from a landscape perspective as not being outweighed by the 

benefits of a ‘local only scheme’.  We do not consider that the position on the 

particular sensitives of this site have changed.  

The Town Council’s response indicates that parcel 251 has recently been developed, 

and is no longer available. There appears no ability to deliver a suitable vehicular 

access with Wellhead Drove and Wellhead Lane; both being narrow country lanes 

with limited highway land to enable any improvements to be delivered. 

There is a large area of woodland within the site which would need to be retained, 

and with a suitable buffer delivered.  There would appear no logical development site 

to which suitable access can be delivered, and that would not require development 

on the rising plateau to the south – or the localised hill to the east.  

This site is not suitable for housing.  It is unclear whether it is available.  

 

Settlement Profile 

 

4.7 We recognise the reference to current education capacity in the town; however note that the evidence base 

also demonstrates that by 2036 there will be a 17% reduction in the population of the Town falling within 

the 0-14 age category. Further evidence should be published setting out the pupil projections over the plan 

period to provide clarity on when/if additional education provision is required.   

 

Land at Bitham Park, Westbury  

 

4.8 Barratt Homes have very recently acquired an interest in an area of 11.33ha of land adjacent to the eastern 

edge of Westbury (Site Location Plan attached in Appendix 1).  This directly borders the successful 
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schemes at Mill Brook and Bitham Park which are currently being built out; and are due for completion 

shortly. 

 

4.9 The site is assessed within the Site Selection Report, but incorrectly as part of a significantly larger area 

under site reference: 3679. This is a materially different site area, and the assessment of the smaller 

Barratt parcel will vary accordingly.  

 

4.10 We note that the site is identified by Westbury Town Council as being “potentially suitable for allocation” at 

an area of approximately 8.8ha7.  This is supported by detailed work undertaken by the Neighbourhood 

Plan Group in support of their emerging Plan; and is based upon the industry recognised AECOM NDP site 

assessment process. It has been by its nature a more detailed process than that undertaken at this stage 

of the LPR, and is therefore a more robust evidence base at this stage.  The site must be included within 

the sites identified as potential allocations within the LPR, and the site assessment updated accordingly to 

reflect the corrected site area.  

 

4.11 We consider the site below in accordance with the methodology set out for the Stage 2 Site Sifting: 

 

Accessibility  The site scores ‘moderate’ in terms of accessibility. We note that it directly borders a site 

which scores ‘good’ (3404), and as such, we assume that given the smaller size of the 

Barratt site alone, that it would also similarly score good when assessed.  

The site is well located to access the town centre, employment areas and education 

provision by foot, cycle and public transport; and any future proposals on the site would 

deliver improvements to the wider local network.   

Landscape The site immediately borders the existing built up area of Westbury, and the under 

construction scheme to the north.  We note that the Site Selection Report considered the 

potential landscape impacts of the much larger land parcel, and as such, are not 

comparable to the Barratt site alone. 

We enclose a Landscape and Heritage Note (Appendix 2) which is based upon a desk top 

assessment and subsequent site visit.  From a landscape perspective, this concludes: 

Whilst the site is visible from Westbury Hill, it forms part of a broad panorama which 

includes the settlement of Westbury and many outlying hamlets and industrial 

developments.  The Barratt site forms a very small proportion of this panorama, and, most 

importantly, is viewed in the context of the existing settlement to the south west, west and 

north west. When viewed from a lower elevation, the site is viewed in the context of the 

existing settlement edge and the new housing being constructed to the north and north 

                                                     

7 Our understanding from the draft Westbury Representation that this includes the land parcel to the south (SHLAA 

3404) 
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west.   The site has a very clearly defined edge with an existing belt of trees. Whilst the 

site would be visible, it would not be prominent.  

View - Grade II* Heywood House towards the White Horse - In the summer, views from 

the House are anticipated to be screened. In the winter, the housing will be partially 

screened, and viewed in the context of the neighbouring development sites, which are 

closer and more prominent in this viewpoint. The view towards the White Horse is at a 

completely different angle to the view towards the Barratt site.  There is a clear space 

between the two, and combined with the higher elevation of the White Horse, its primacy 

of view will not be comprised by new housing on the Barratt site. 

View – Setting of Westbury White Horse and the Fair View Farm Viewpoint - Users of the 

viewpoint would need to have their back to the Barratt site to view the White Horse, and 

visa-versa. As per above, whilst the site would be visible from the White Horse itself, it 

forms only a very small part of a large panorama, and development would have no effect 

on its setting.  

Development is required across Wiltshire and Westbury, on greenfield site – and urban 

encroachment is an issue for all of these sites.  A suitable landscape strategy can be 

delivered on the Barratt site to create a new defensible edge to the town.   

Heritage  A qualified heritage consultant has undertaken analysis of the heritage implications of 

development on the Barratt site, including a site visit.  They concluded the following: 

Heywood House 

- Given intervening vegetation and built form, alongside the intervening distance 

and level terrain, there is not anticipated to be any material inter-visibility between 

the house and the Site.  

- There may be some potential for inter-visibility to and from the uppermost floor of 

Heywood House. This would likely be substantively filtered by the intervening 

vegetation, however, such views would also include the existing modern 

development east of Westbury. Current views of the Bratton Camp ridge and the 

White Horse would not be altered by development within the Site, and their 

contribution to the significance of the asset would be preserved. 

Impact on setting of Scheduled Monument Bratton Camp and Westbury White Horse. 

- The Site is visible from the upper northern and western margins of the asset, at a 

distance of c.1.8km, on the urbanised eastern periphery of Westbury.  

- The Site is not visible from within the centre of the monument due to the form of 

the escarpment.  

- Views across the Site from the asset are wide-ranging and panoramic, as 

originally intended, and they include a multitude of modern and historic features of 

rural, industrial and residential character, the majority of which are incidental to 

the experience of the asset. 

- Comprising modern enclosed agricultural fields, the Site itself is not considered to 
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make any material contribution to the significance of the asset. It forms instead 

another incidental aspect of the panorama; which includes prominent features 

such as the former Lafarge cement works buildings, the solar farm adjacent to 

Shallow Wagon Lane, and the West Wiltshire Trading Estate, alongside much of 

Westbury’s modern northern suburbs; the latter includes the consented housing 

development on the western side of Coach Road. None of these existing modern 

features are considered to diminish the asset’s heritage significance. 

The assessment concluded that development on the site would not result in any harm to 

the significance of the heritage assets as a result in any changes to their setting.  

Flood Risk  The site lies within Flood Zone 1.  Unlike the larger development area, the Barratt site has 

no areas of surface water flooding, and there are no areas of existing water features in 

immediate proximity to the site. A suitable drainage strategy can be delivered, creating a 

betterment against existing greenfield run off rates, and delivering multi-functional 

benefits.  

Traffic We note that every site in the town is assessed as Amber – and we assume this pertains 

to the issues associated with the A350. Traffic is intrinsically linked to accessibility – with 

those sites which are able to access services and facilities by walking, cycling and public 

transport, best suited to addressing this concern.  

 

4.12 We have committed to working with Westbury Town Council/Neighbourhood Plan Group to explore the 

potential for development on this site further, and are aware of the potential requirement to work 

collaboratively with neighbouring land owners. 

 

4.13 We would welcome the opportunity to engage directly with Wiltshire Council in this process.  

 

 

 

 



 

 

 

 

 

Land at Bitham Park, Westbury 

Representations to Wiltshire Local Plan Review 

 

 

   

Barratt Homes plc  March 2021  15 

     

 

 

 

 

 

 

   

   

Appendix 1 – Location Plan  

   

   



Land at Bitham Park, Westbury 

C  Crown copyright                Date: March 2021     Scale: Not to Scale 

 

Appendix 1 

Site Location Plan  

north 

Consented Scheme 

Site Location  

      

 



 

 

 

 

 

Land at Bitham Park, Westbury 

Representations to Wiltshire Local Plan Review 

 

 

   

   

   

Barratt Homes plc  March 2021  16 

     

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

   

Appendix 2 – Preliminary Landscape & Visual Assessment  
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To: Sam Poole At: Barratt Homes Bristol 

From: Jeremy Smith At: SLR 

Date: 4th March 2021 Ref: 403.04993.00071 

Subject: LAND AT BITHAM PARK, WESTBURY:  
LANDSCAPE AND HERITAGE RESPONSE 

  

1.0 INTRODUCTION 

Barratt Homes Bristol (Barratt) is currently promoting land at Bitham Park, Westbury, for residential 
use (the site is referred to in this report as the Barratt site).  As part of the emerging Wiltshire Local 
Plan Review, a Site Selection Report has been prepared, and the Bitham Park site was assessed as part 
of a much larger parcel of land labelled “land at Bratton Road”, SHELAA reference 3679 (hereinafter 
referred to as parcel 3679).  The Barratt site is approximately 10.4ha in extent, whereas parcel 3679 
is approximately 36.6ha in extent: the Barratt site thus includes only 28% of the land within 
assessment parcel 3679.  Furthermore, the Barratt site is located immediately adjacent to the existing 
settlement edge, whereas parcel 3679 extends further into open countryside to the east and 
southeast of Westbury.  As a result, the attributes of parcel 3679 are not the same as those of the 
Barratt site.  

The Site Selection Report notes that site 3679 has a number of landscape and heritage related issues 
that would make it unsuitable for residential development, and these are the only reasons given for 
its removal at the Stage 2 sift.  In summary these issues are as follows: 

Landscape and Visual issues: 

 Very large site in a prominent position within the landscape; 

 Impact of development on designed views from Grade II* Heywood House towards the White 
Horse; 

 Development of this location would impact the setting of the Westbury White Horse and the 
Fair View Farm Viewpoint; 

 There would be prominent and direct views from the Westbury Hill escarpment; 

 Development in this location would be urban encroachment into the countryside. 

Heritage Issues: 

 The impact on the setting of the Scheduled Monument Bratton Camp and the Westbury White 
Horse requires assessment; 

 Impact on the setting of Grade II* listed building Heywood House, which has designed views 
towards the White Horse; 
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This note provides a concise, preliminary response to these landscape and heritage issues prepared 
by qualified and experienced professionals.  Responses on landscape and visual issues have been 
prepared by Jeremy Smith BSc(Hons), DipLA, CMLI, a chartered landscape architect with 30 years of 
experience who has acted as an expert witness at numerous inquiries and hearings.  Responses on 
heritage matters have been prepared by Chris Morley BA, MPhil, MCIfA. Chris has worked in the 
heritage sector for over 15 years. He has considerable experience of and expertise in supporting 
planning applications and site promotions for large-scale and complex residential sites. Chris acts as 
an expert witness on heritage matters as part of the planning appeal process. 

These preliminary responses have been based upon a desk top assessment of relevant plans, 
assessments and the planning context, as well as upon a site visit carried out by both experts in 
February 2021.  Where photographs are included, these are illustrative only. 

The structure of this response is as follows: 

 Section 2.0 provides general considerations on the need for new residential development on 
“Countryside” sites in Wiltshire; 

 Section 3.0 provides a concise response to the landscape and visual issues raised by the site 
selection report; 

 Section 4.0 provides a response on heritage issues. 
 

2.0 THE NEED FOR RESIDENTIAL DEVELOPMENT IN THE “COUNTRYSIDE” 

Wiltshire Council is currently considering a range of new housing sites in order to provide for the 
county’s housing needs in the next plan period, and the vast majority of sites under consideration are 
currently in agricultural use and therefore are considered to be “countryside”, or “green field”.   It is 
important to recognise that development of any of these parcels will therefore result in new housing 
being introduced to open, farmed areas, outside of the existing settlement, and this is very likely to 
result in at least localised landscape and visual harm.   

In summary, the Council anticipates that landscape and visual change as a result of green field 
residential development will occur within the next plan period. 

3.0 RESPONSE ON LANDSCAPE AND VISUAL ISSUES 

The terminology used in this section of the response follows that of the Guidelines on Landscape and 
Visual Impact Assessment (Third Edition), also known as GLVIA3 (Landscape Institute/IEMA 2013). 

3.1 “Very large site in a prominent position within the landscape” 

As plate I, below, illustrates, the site is certainly visible from Westbury Hill, but forms part of a broad 
panorama which includes the settlement of Westbury and many outlying hamlets and industrial 
developments.  The proposed Barratt site forms a very small proportion of this panorama, and, most 
importantly, is viewed in the context of the existing settlement to the south west, west and north 
west.  The edge of the proposed Barratt site is also clearly defined by an existing belt of trees. 

In contrast, assessment parcel 3679 extends much further from the existing settlement edge, and 
towards this viewpoint.  It also extends beyond the existing tree belt at the east of the proposed 
Barratt site. 
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Plate 1: View from Wessex Ridgeway at Westbury Hill towards Westbury 

When viewed from lower elevations close to the proposed Barratt site it is notable that the site is 
often viewed in the context of the existing settlement edge.  Plate 2, below, shows that the Barratt 
site is clearly visible from Coach Road, but the new housing at Mill Brook, which extends to the north 
and north west of the Barratt site, is also prominent and provides a clear sense of being on the edge 
of the existing settlement.   

 

Plate 2: View north from Coach Road across the proposed Barratt Site towards the new 
development by David Wilson at Mill Brook 
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It is also possible to gain views of the proposed Barratt site from Bratton Road, to the south.  Plate 3, 
below, shows the view over assessment parcel 3404 towards the Barratt site. Whilst new housing 
would be clearly evident in this view if the Barratt site were to be developed, it would be seen in the 
context of the existing housing to the north, and would be positioned below the skyline, with open 
fields in the foreground.   

 

Plate 3: View towards the Barratt site over assessment parcel 3404.  Housing on the Barratt site 
would be viewed in the context of the existing settlement edge and below the existing skyline. 

In summary, development of the Barratt site would be visible from nearby viewpoints as well as from 
more distant viewpoints such as Westbury Hill.  However, it would not be prominent as it would often 
be viewed in the context of existing residential development to the north and west, and in more 
distant views would often form part of a much wider panorama.  

In contrast, site 3679 is more than three times the area of the Barratt site and therefore is comparably 
a very large site, extending towards the White Horse, which therefore has much greater potential to 
be prominent in the landscape.  The Site Selection Report’s conclusions are therefore not valid for the 
Barratt site alone.  

3.2 “Impact of development on designed views from Grade II* Heywood House towards the White 
Horse” 

Views from the access road to the south of Heywood House have been assessed on site: whilst these 
are not precisely the same as views from the house itself (which was closed due to COVID at the time 
of the site assessment), the angle of view, and elevation, is very similar.  As noted in the heritage 
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response, below, it is probable that views from the House in the summer months would be screened 
by mature trees to the south of the property.  However, the landscape and visual review below 
assumes a worst-case scenario with trees without foliage. 

As plate 4, below, illustrates, new housing at the Barratt site would be visible to the right of this view, 
and would be partially screened by intervening hedgerows, with only roof planes visible above these.  
Importantly, new housing would be seen in the context of the recently developed David Wilson 
housing to the west and north west of the Barratt site: this recent housing extends much closer to this 
viewpoint, and would therefore occupy a larger proportion of the total view than development on the 
Barratt site.  

Most importantly, the angle of views towards the White Horse from this viewpoint are completely 
different to the angle of view towards the Barratt site: whilst housing on the Barratt site would be 
seen on the existing settlement edge to the right of the view, the White Horse is seen to the left of 
the view, with open countryside between the two at the centre of the view. The clear space between 
proposed housing and the White Horse, combined with the higher elevation of this feature, means 
that its primacy in the view would not be compromise by new housing on the Barratt site. 

 

Plate 4: View from Park Lane, at the southern end of the access to Heywood Hall.  Development on 
the Barratt site would be visible to the right of the view and in the context of existing development, 
whereas the White Horse is visible to the left of the view 

In summary the development of housing on the Barratt site would be seen in the context of existing 
housing on the settlement edge and would not compromise the clarity and quality of views towards 
the White Horse.  

3.3 Development of this location would impact the setting of the Westbury White Horse and the Fair 
View Farm Viewpoint 

The Fair View viewpoint includes a small car park and affords clear views towards the White Horse 
(see plate 5, below). 
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Plate 5: View from the Fair View Farm public viewpoint towards the White Horse 

At its closest the car park is over 320 metres from the nearest part of the Barratt site, and views 
towards the White Horse are in the opposite direction to those towards the Barratt site.  As a result, 
viewers would have to have their back to the White Horse in order to see development at the Barratt 
site, and any development on the Barratt site would be seen in the context of the existing settlement 
edge (see for example Plate 6, below). 

 

Plate 6: Views from the Fair View viewpoint towards the Barratt site are already characterised by 
the prominent settlement edge. 
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In summary the development of new homes at the Barratt site would have no significant effect on the 
setting of the Fair View viewpoint, and would certainly not affect views towards the White Horse. 

In relation to the effects on the setting of the White horse itself, as Plate 1 illustrated the Barratt site 
forms a very small part of a large panorama from this perspective, and any proposed housing would 
be clearly associated with, and viewed in the context of, the existing settlement edge.  Development 
of the Barratt site would therefore have no significant effect on the setting of the White Horse. 

3.4 There would be prominent and direct views from the Westbury Hill escarpment; 

As has been noted above, whilst the site would certainly be visible from the Westbury Hill escarpment 
it is important that visibility is not conflated with prominence.  Plate 1 illustrates that development of 
the Barratt site would have no significant effects on these views, since the site occupies only a small 
proportion of the panorama and development would be seen in the context of the existing settlement 
edge. 

3.5 Development in this location would be urban encroachment into the countryside 

As noted in section 2.0 of this response, Wiltshire Council is considering the development of a number 
of green field sites in order to provide the necessary quantum of housing within the Plan period.  All 
such development could be considered as urban encroachment into the countryside, and most will 
result in at least localised landscape and visual harm.  Many parts of the setting of Westbury are also 
clearly visible from Westbury Hill Escarpment.  

It should also be noted that development on green field sites is not entirely negative in landscape and 
visual terms. New development also provides an opportunity to create a more sensitive and 
appropriate edge to the settlement, through careful masterplanning and landscape design.  

4.0 RESPONSE ON HERITAGE ISSUES 

The principal heritage consideration in respect of this proposal is the potential for harm to the 
significance of the following heritage assets to result from changes to setting: 

 Grade II* Heywood House (Fig. 1, NHLN 1284971); 

 the Bratton Camp Iron Age hillfort, Westbury White Horse, barrows and trackways 
Scheduled Monument (Fig. 1, NHLN 1013399); and 

 Grade II South Lodge with Gate Piers (Fig. 1, NHLN 1021505). 

Initial desk-based analysis was undertaken in relation to these heritage assets in order to interrogate 
such factors as building height, line(s) of site, historic and extant surface features, built form, 
boundaries, vegetation, roads, and modes of pedestrian and vehicular movement, using industry-
standard GIS software. Assessment of setting has been undertaken in accordance with current 
industry guidance.1 

                                                
1 Historic England, 2017. Historic Environment Good Practice Advice in Planning Note 3: The Setting 
of Heritage Assets. 
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4.1  Heywood House, Grade II* Listed & South Lodge with Gate Piers, Grade II Listed  

Heywood House comprises a Two-storey country house, now in use as offices. It was built in 1837 by 
Harvey Eginton of Worcester for H.G.G. Ludlow, on the site of an earlier house. It is constructed of 
limestone ashlar, to a Jacobean E-plan style, and has a welsh slate roof with octagonal ashlar stacks. 
As a Grade II* Listed building, Heywood House is considered a heritage asset of the highest significance 
under the terms of the NPPF (2019). Now in use as two residences, South Lodge formerly comprised 
a single-storey lodge, located along the southern drive through the house’s former parkland. Built in 
the early-19th Century, it is finished in Stucco, with tiled roofs. The associated gate piers also form 
part of the Listing. As a Grade II Listed building, South Lodge comprises a designated heritage asset of 
less than the highest significance. 

Setting 

Both Heywood House and South Lodge largely derive their significance from their historic and 
architectural interests.2 Setting also contributes, but that contribution is lower by comparison.  

Heywood House is located c.1.3km NNW of the Site, SE of Heywood village. Those aspects of setting 
that contribute to its significance comprise: its gardens, which surround it in a sub-oval lobe; the 
watercourse, lake and associated trees south of the gardens; the remnant historic outbuildings to the 
immediate east; the surrounding farmland that once formed part of Heywood Park (and which retains 
a number of trees); the southern and western drives and their respective lodges, including South 
Lodge; and the village itself, with which the house was directly associated. Bratton Camp is located 
c.2.9km to the SE and forms a prominent feature when viewed from the house, the 18th-century 
White Horse being the most recognisable element.3 While these views also contribute to the asset’s 
significance, their contribution is diminished by the presence of the conspicuous modern buildings 
associated the former Lafarge Cement Works, located directly along the principal sightline. 

Grade II South Lodge is located c.350m south of Heywood House, with which it shares a clear historical 
and functional association. 4 This association makes a fundamental contribution to the significance of 
South Lodge and, not least, to its intelligibility as a former park lodge; without Heywood House, the 
lodge would not have been constructed, and the house is therefore the aspect of the lodge’s setting 
that makes the principal contribution to its significance. Other aspects of the asset’s setting that 
contribute comprise: the remnant parkland to the north of Park Lane, albeit this now largely consists 
of pastoral grazing and has lost much of its original character;5 Park Lane itself, beside which the Lodge 
was constructed; and Park Farm to the east along Park Lane, which was originally ‘East Lodges’. As 
with Heywood House, there are distant views of Bratton Camp from South Lodge, including of the 
White Horse (e.g. Plate 4), and these also make a contribution to the significance of the asset.    

 

 

                                                
2 Historic England Advice Note 12: Statements of Heritage Significance, 2019. 
3 N.B. the white horse was effectively concreted in 1936, so it is not the original chalk that is visible. 
4 The List entry provides that South Lodge originally formed the entrance to the house’s parkland. 
5 Of relevance, the lodge originally stood adjacent to Westbury Road. This was re-routed during the 

1970s/80s, however, moving it away from the asset, removing what would have been a key spatial 
association between the two and altering the form of the southwestern part of the original park. 
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Potential development effects 

The principal elevation of the house faces broadly towards the Site. A stand of trees is located to the 
immediate south of the house, however, along the line of the lake and watercourse, and this has a 
substantive screening effect on those views. When in full leaf, these trees would largely screen views 
from and towards the house; they would also be anticipated to filter those views to a material extent 
throughout the remainder of the year. In addition, another stand of trees is located c.500m further to 
the south, in the form of a NE-SW oriented shelterbelt, along with modern built form along Coach 
Road, north of the railway. Given this intervening vegetation and built form, alongside the intervening 
distance and level terrain, there is not anticipated to be any material inter-visibility between the house 
and the Site.  

There may be a degree of inter-visibility to and from the uppermost floor of Heywood House. This 
would likely be substantively filtered by the intervening vegetation, however, and such views would 
also include the existing modern development east of Westbury. Current views of the Bratton Camp 
ridge and the White Horse would not be altered by development within the Site, and their contribution 
to the significance of the asset would be preserved. There is no apparent inter-visibility between South 
Lodge and the Site, due to the intervening topography and vegetation, and views of Bratton Camp and 
the White Horse would be similarly unaffected and their contribution preserved. 

On balance, given the lack of any material inter-visibility between the assets and the Site, the existing 
presence and prominence of later-20th- / early-21st-century development within views to the west 
and south of the Site, and the fact that the Site is not otherwise considered to contribute anything to 
the significance of the assets, residential development within the Site would not be anticipated to 
harm the significance of Grade II* Listed Heywood House or its Grade II Listed Lodge and Gate Piers. 

4.2 Bratton Camp Scheduled Monument 

Bratton Camp comprises a complex of multi-period features, including an Iron Age hillfort, a Neolithic 
long barrow, Bronze Age round barrows, sunken medieval trackways, and the 18th-century Westbury 
White Horse; this latter is a notable landmark and contributes to a sense of local identity (e.g. Plate 
5). As a Scheduled Monument, Bratton Camp is considered a heritage asset of the highest significance 
under the terms of the NPPF (2019).  

Setting 

Bratton Camp is located c.1.8km south-east of the Site. It derives its significance primarily from its 
archaeological interest, though setting does also make a material contribution. This contribution 
mostly derives from the surrounding topography; the various features that make up the monument 
were strategically sited along a prominent ridge, for purposes of defence and/or display. They 
therefore share a fundamental spatial and visual association with the ridge, which makes a key 
contribution to the asset’s setting overall. In addition, the other key contribution comes from the 
individual features themselves, which provide a sense of context for one another and preserve a 
considerable sense of time-depth. The panoramic views from the top of the ridge also make a 
contribution, not least by enhancing the intelligibility of the asset’s prominent siting, commanding 
viewshed and general surrounding landscape context. 
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Potential development effects  

The Site is visible from the upper northern and western margins of the asset, at a distance of c.1.8km, 
on the urbanised eastern periphery of Westbury (see Plate 1); the Site is not visible from within the 
centre of the monument due to the form of the escarpment. Views across the Site from the asset are 
wide-ranging and panoramic, as originally intended, and they include a multitude of modern and 
historic features of rural, industrial and residential character, the majority of which are incidental to 
the experience of the asset. It is the fact that panoramic views are possible (and not what those views 
are composed of) that is key to the intelligibility of the asset as an elevated defensive stronghold, and 
a prominent place to celebrate and memorialise the dead. 

Comprising modern enclosed agricultural fields, the Site itself is not considered to make any material 
contribution to the significance of the asset. It forms instead another incidental aspect of the 
panorama. Features of prominence within views from the asset include: the former Lafarge cement 
works buildings, c.1.5km to the north west, the solar farm adjacent to Shallow Wagon Lane, c.3.1km 
to the WNW, and the West Wiltshire trading Estate c.4km to the WNW, alongside much of Westbury’s 
modern northern suburbs; this latter includes the consented housing development on the western 
side of Coach Road. None of these existing modern features are considered to diminish the asset’s 
heritage significance. 

Given that the Site is not considered to contribute anything material to the significance of the asset, 
and the fact that existing modern residential and industrial development already forms a key aspect 
of the character of the views from the asset, residential development within the Site would not be 
anticipated to harm the significance of the Bratton Camp Scheduled Monument. 

4.3 Conclusions of the Heritage Response 

The analysis undertaken to inform this note has concluded that residential development within the 
Site would not be anticipated to result in harm to the significance of any heritage assets as a result of 
changes to setting. This includes Grade II* Heywood House and its Grade II Listed Lodge, and the 
Bratton Camp Scheduled Monument. In all instances, the intervening distance(s) between those assets 
and the Site, the lack of any material inter-visibility between them and the Site, the lack of any relevant 
non-visual association(s) between them and the Site, and the lack of any ‘third points’ from which 
both would be visible to a material extent within the same view-shed, would be anticipated to negate 
the potential for harm to their heritage significance.  

Similarly, it is anticipated that the ability to appreciate the significance of those assets would be 
unaffected by residential development within the Site. The key contributing heritage interests to the 
significance of those heritage assets, the ability to appreciate their significance, and all key views 
towards, from and including them, would be preserved. 

 

 

 

 

 



Bitham Park, Westbury 11 SLR Ref: 403.04993.00071 
Landscape and Heritage Response  8th March 2021 

 

\\pdvmfs09\bristoldata\data\Planning\Jobs\Barratt Homes - Bitham Park, Westbury\local plan\Land at Bitham Park Westbury Landscape and Heritage response 080321 

rev3.docx SLR Consulting Limited 

5.0 SUMMARY 

Barratt Homes Bristol (Barratt) is currently promoting land at Bitham Park, Westbury, for residential 
use As part of the emerging Wiltshire Local Plan Review, a Site Selection Report has been prepared, 
and the Bitham Park site was assessed as part of a much larger parcel of land labelled “land at Bratton 
Road”, SHELAA reference 3679.  

The Site Selection Report notes that site 3679 has a number of landscape and heritage related issues 
that would make it unsuitable for residential development, and these are the only reasons given for 
its removal at the Stage 2 sift.   

This note provides a concise, preliminary response to these landscape and heritage issues prepared 
by qualified and experienced professionals from SLR Consulting Ltd.   

These preliminary responses have been based upon a desk top assessment of relevant plans, 
assessments and the planning context, as well as upon a site visit carried out by both experts in 
February 2021.   

In landscape and visual terms, development of the Barratt site would be visible from nearby 
viewpoints as well as from more distant viewpoints such as Westbury Hill.  However, it would not be 
prominent as it would often be viewed in the context of existing residential development to the north 
and west, and in more distant views would often form part of a much wider panorama.  

In contrast, site 3679 is more than three times the area of the Barratt site and therefore is comparably 
a very large site, extending towards the White Horse, which therefore has much greater potential to 
be prominent in the landscape.  The Site Selection Report’s conclusions on landscape are therefore 
not valid for the Barratt site alone. 

In relation to heritage it has been concluded that residential development on the Barratt site would 
not be anticipated to result in harm to the significance of any heritage assets as a result of changes to 
setting. This includes Grade II* Heywood House and its Grade II Listed Lodge, and the Bratton Camp 
Scheduled Monument. In all instances, the intervening distance(s) between those assets and the site, 
the lack of any material inter-visibility between them and the Site, the lack of any relevant non-visual 
association(s) between them and the Site, and the lack of any ‘third points’ from which both would be 
visible to a material extent within the same view-shed, would be anticipated to negate the potential 
for harm to their heritage significance.  

Similarly, it is anticipated that the ability to appreciate the significance of those assets would be 
unaffected by residential development within the site.  
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NFU Response  
 

 

  
The voice of British farming 

  

Your Reference:  
Our Reference: NFUWiltsCA/LocalPlan/8321 
Email: south.west@nfu.org.uk 
Direct Line: 01392 440700  
Date: 08.03.2021 

 
To Whom it May Concern, 
 

National Farmers Union response: 2021 Wiltshire Council Local Plan Review Consultation  
 

The South West National Farmers Union (NFU) welcomes the opportunity to comment on the Wiltshire 
Council Local Plan Review. The South West NFU represents approximately 9,000 Farmers and 
Growers across the South West region and over 47,000 nationally – more than 800 of our members 
farm here in Wiltshire. The NFU, and its members, recognise the importance of the Local Plan and our 
response is as attached and below for your consideration.  
 
Please find the following documents attached:  

1. Emerging Spatial Strategy Consultation Form NFU Comments  
2. Empowering Rural Communities Consultation Form NFU Comments  
3. Addressing Climate Change and Biodiversity Net Gain NFU Comments  

 
As you will be aware the farming community continues to face formidable challenges with increasing – 
and changing - regulation, volatile markets, and fluctuating farming returns. In response to these 
challenges farmers have had to consider the resources available to them and look at new ways of 
developing their businesses so that they can grow, remain competitive and compliant. This might 
include the need for modern agricultural buildings either to meet regulations, or to change the use of 
existing buildings in order to respond to changing market demand for example.   
 
Our members in Wiltshire are no exception and given that around 70% of the land area here is farmed 
the County Local Plan must actively support farming businesses in our area. Our vision for the county 
is: 
 
Wiltshire hosts a sustainable rural community that is underpinned by an innovative rural economy. Its 
thriving farming and food industry is profitable and supports viable livelihoods, underpins sustainable 
and healthier communities and enhances the environmental assets that are vital to our counties 
prosperity. 
 
For the farming community to achieve this vision Wiltshire Council must ensure that its own policies 
support the industry by: strengthening our farming businesses to help them build profitability and 
respond to new opportunities; helping to create thriving localities that meet the needs of their 
communities, businesses, and environment; and enabling farm businesses to enhance and maintain 
their environmental assets.  
 
We feel that it is essential the content of the Wiltshire Local Plan does not cause detriment to farm 
businesses or hinder their ability to modify, grow or diversify. Viable farm businesses underpin the local 
economy and food production output in addition to providing the best opportunities for maintenance and 
enhancement of Wiltshire’s natural capital – which in turn have a positive impact on the populations  
health and wellbeing. Additionally, and equally as important, it is vital that planning rules do not restrict 
high standard housing provision on farm which is essential for succession planning and securing quality 
staff. We ask that the Local Plan supports and enables farms to build new housing where required in 
rural Wiltshire.  
 
In order to maintain viable agricultural businesses in Wiltshire, the Council should seek to:  

1. Enable the next generation to take on management of farms and to support this through the 
provision of affordable housing to allow succession. 
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2. Encourage the development of farming enterprises that can meet the challenges of food 
security through modernising and becoming more efficient, and that remain compliant with 
current domestic (or international) rules and regulations.  

3. Allow diversification of farm enterprises to meet new opportunities such as, for example, 
business units or tourism.  

4. Support the development of appropriate renewable energy generation which meets the needs of 
the businesses and/or local community – in turn supporting county wide renewable energy 
ambitions.   

 
To help guide any work we have developed some principles which we believe will help the Wiltshire 
Local Plan Review to shape activity in the county. These are: 

• Food security is a crucial issue for now and the future and any actions at a county level must 
ensure that we do not compromise our ability to feed ourselves as a nation.  

• The Council should support farm businesses in their efforts to increase farm productivity and 
decrease impact on the environment – enabling them to also maintain and enhance our 
counties natural asset base.  

• Sustainable development in rural areas can only be achieved through the integration of 
environmental, social and economic objectives. 

• Sustainable and viable farming businesses will support the wider community, and Local Plan 
outcomes should seek to underpin sustainable growth in the rural economy as a whole. 

• Local Plan outcomes should meet the needs of a diverse rural population; ensure equality of 
opportunity; and encourage links between rural areas and urban centres.   

• Not one system of farming is the ‘answer’, and all types should be supported for maximum 
benefit to society and the environment.  

• And finally: farmers and landowners should always be consulted and listened to with regard to 
development within the local area.  

 
Thank you for offering the opportunity for the NFU to respond to this consultation on behalf of the 
Wiltshire agricultural industry, we hope these comments are useful to the review.  
 
Yours sincerely,  
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1. Introduction 
 

1.1. This response is submitted on behalf of Shaftesbury International Services Ltd (SIS). SIS is the agent of 
the owner of land to the South West of Amesbury. 

1.2. As part of this response to the Local Plan Review consultation, SIS is promoting one site in single ownership 
for allocation in this Local Plan Review, namely land at South West Amesbury. An aerial photograph and 
site location plan is provided at Appendix 1. 

1.3. To support the response made to this consultation on behalf of SIS, this submission also includes the 
following information: 

- Completed Response Forms 
o Emerging Spatial Strategy 
o Planning for Amesbury 

- Site Location Plan: Land at South West Amesbury 
- Vision Document for South West Amesbury (March 2021). 
- Landscape and Visual Impact Assessment (March 2021). 
- Letter of support (Stagecoach/Go South Coast, February 2021) (see Appendix 2) 

 
1.4. With regard to the letter of support which has been written on behalf of Stagecoach and Go South Coast, 

SIS wish to draw the Council’s attention to their support in principle to the proposed allocation of land at 
South West Amesbury. In addition, the Council’s attention to Stagecoach/Go South Coast’s comment that 
the site lies, uniquely, at the point that all the inter-urban bus routes serving Amesbury converge onto the 
A345 before continuing south to Salisbury. 
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2. The Site and Proposed Development 
 

2.1. As part of this consultation response, SIS is submitting one site in single ownership for allocation as a 
strategic housing site in the Local Plan Review. 

2.2. The site has not previously been promoted for allocation and does not appear in the Strategic Housing and 
Economic Land Availability Assessment (SHELAA). 

The Site 

2.3. The site is located outside of the settlement boundary of Amesbury, as identified in Policy CP1 of the 
adopted Wiltshire Core Strategy (2015). 

2.4. The site is located within a Special Landscape Area, as identified in Policy C6 of the Salisbury District Local 
Plan (SDLP) (saved policies) (2011). However, the site is not the subject of any statutory or non-statutory 
ecological or heritage designations. 

2.5. The site is also located within an Affordable Housing Zone (Policy CP43). 

2.6. The Site is bordered by the A345 Salisbury Road to the east, the banks of the River Avon to the north and 
farmland to the south and west. The site includes a group of barns (Vineys Farm) in its north-eastern 
corner. 

2.7. The River Avon is a SSSI and a Special Area of Conservation. 

2.8. Beyond the site to the west of the River Avon, and to the west of the site, lies the Stonehenge World 
Heritage Site. In addition there are a number of listed buildings on the northern and western sides of the 
River Avon. 

2.9. Land immediately to the east of the site is a strategic allocation site (Policy CP2). The allocation site also 
includes land for recreational purposes (Kings Gate), as identified in Policy R8 of the SDLP. 

2.10. Land to the north of the site, on the other side of the River Avon at Bonnymead, is identified in Policy CP7 
of the SDLP as a Development Restraint Site. Land to the south of the site is in agricultural use and includes 
a ‘L’ shaped Scheduled Ancient Monument which runs northwards up to the edge of the site. 

2.11. The A345 which runs immediately to the east of the site is an important bus corridor which has a high 
frequency of bus services connecting destinations such as Andover, Durrington, Larkhill Camp, 
Ludgershall, Marlborough, Pewsey, Swindon and Tidworth. 
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The Proposed Development: South West Amesbury 

2.12. A summary of the development proposal is provided below: 

- Site area of approximately 73.7 hectares. 
- Net developable area of approximately 36 hectares. 
- Up to 1,200 new homes (on the basis of approximately 33 dwellings per hectare). 
- Mix of housing including affordable. 
- New local facilities including a village centre with community facilities including a potential new health 

hub. 
- A mobility hub adjacent to the Salisbury Road/Stockport Avenue roundabout (including facilities such 

as additional bus laybys, public conveniences and coffee shop close to the existing roundabout 
served by existing bus services). 

- New 2 Forms of Entry (FE) primary school and contributions to sixth form provision. 
- Public open space, including provision of a riverside park, community orchard, informal open space, 

allotments, play areas and strategic woodland planting (including the provision of cycling, walking 
and fitness trails within the site, as well as on adjoining land in the same ownership). 

- 2 vehicular accesses to the site from the A345. 
- Access to an improved public transport service. 
- Delivering appropriate car parking. 
- Improved access to the countryside. 
- Biodiverse network of green infrastructure. 
- Multi-functional SuDS network. 
- Enhanced cycle and walking connections within the development and into Amesbury. 
- The proposed development is also capable of being served by sources of renewable energy. 

 
2.13. SIS also notes that its proposed development at South West Amesbury can be phased such that it can be 

commenced and deliver development during the Plan period, and potentially extend beyond the end date 
of 2040 (depending on the scale of development which is allocated at South West Amesbury and in relation 
to other non-strategic sites, such as land North of London Road and Land East of the A345). 
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3. The Emerging Spatial Strategy 
 

Overarching Responses to the Wiltshire Local Plan Review 
 
3.1. On behalf of SIS the following overarching responses to the Local Plan Review consultation are made: 

1. The Plan period should be changed with the start date updated from 2016 to 2018 and the end date 
extended from 2036 to 2040. 

 
2. The housing requirements for the Housing Market Areas should be increased through the inclusion 

of 4 additional years of housing development (i.e. from 2036 to 2040). 
 
3. Land within the Salisbury HMA should include the allocation of land at South West Amesbury, in 

additional to non-strategic site allocations in Amesbury (i.e. land North of London Road and Land 
East of the A345). 

 
4 Climate Change Outcomes: Development at South West Amesbury represents a sustainable 

location for strategic development with good access to jobs and services by sustainable modes of 
transport, which is capable of being served by sources of renewable energy. 

 
Plan Period 

3.2. The Plan period should be changed with the start date updated from 2016 to 2018 and the end date 
extended from 2036 to 2040. 

3.3. Wiltshire Council proposes that the Plan period for the Local Plan Review should run from 2016 to 2036. 
SIS also note that the Council’s Local Development Scheme (July 2020) indicates that the Local Plan 
Review will be adopted in Q2 2023 (i.e. May/June 2023). 

Revised Start Date 

3.4. If the Local Plan Review is adopted in 2023 (as indicated in the Local Development Scheme), the Plan’s 
start date will be 7 years removed from the date of adoption. On the basis that this is a Local Plan Review, 
which should be carried out every 5 years, the start date of the Plan should – at the very least – be based 
on a date which is no less than 5 years from the date of adoption. In the case of this Local Plan Review the 
start date should therefore be 2018. 

3.5. In making this change to the period covered by the Local Plan Review, the Council should also change its 
calculations of the residual housing requirements for each HMA. The Local Plan Review’s residual 
requirements currently take into account housing completions for the period 2016-2019. This should be 
changed to only account for completions which have taken place from 2018-2019. 
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Extended End Date 
 

3.6. If Wiltshire Council maintains its current position and adopts its Local Plan Review with an end date of 
2036, the timeframe of the Plan will only be 13 years from the date of adoption. This is an unacceptably 
short timeframe and is contrary to Government planning policy, in particular Paragraph 22 of the NPPF 
which states that “Strategic policies should look ahead over a minimum 15 year period from adoption, to 
anticipate and respond to long-term requirements and opportunities, such as those arising from major 
improvements in infrastructure” (our emphasis). 

3.7. Instead of the maximum 13 year timeframe which could be the case if the Council adopts its Local Plan 
Review in 2023, SIS propose that the Plan period should – at the very least – cover a minimum of 15 years 
(post adoption). Indeed, SIS consider that it is important in the case of this Local Plan Review that the Plan 
period covers a longer period in order to respond to long-term requirements and opportunities, as identified 
in Paragraph 22 of the NPPF. For example, in the case of Amesbury this would include the delivery of 
primary school, public open space (including a riverside park and allotments) and a public transport hub on 
the A345. 

3.8. There is established precedent for having Local Plan timeframes which are a minimum of 15 years post 
adoption. Table 1 below identifies all of the neighbouring districts around the Wiltshire Council 
administrative area and the timeframes associated with those adopted and emerging Local Plans. Of those 
authorities identified below, the following have or will have Local Plans with timeframes of 15 or more years: 
Vale of White Horse; West Berkshire; Test Valley; Dorset; Mendip; and South Gloucestershire. 

Table 1   
District Adjoining 
Wiltshire 

Adopted or Emerging Local 
Plans 

Plan Period / LDS Information / Timeframe 

Swindon Local Plan (Proposed 
Submission Draft) (December 
2019) 

2018-2036 (LDS 9/20 identifies adoption as Q3 2022) 
(Timeframe of 14 years from adoption) 

Vale of White Horse Local Plan 2041 (Call for Sites 
stage April 2020) 

2021-2041 (LDS 2/20 identifies July 2023 adoption) 
(Timeframe of 18 years from adoption) 

West Berkshire Local Plan Review (Draft 
December 2020) 

2020-2037 (LDS 4/20 identifies December 2022 
adoption) (Timeframe of 15 years from adoption) 

Test Valley Next Local Plan: Refined Issues 
and Options Consultation 2020 
(June 2020) 

To 2036 or up to 2040 (to be decided) (LDS 1/20 
identifies Q3 2024 adoption) (Timeframe of 16 years 
from adoption in 2024) 

New Forest Local Plan (Adopted July 2020) 2016-2036 (No current LDS) (Timeframe of 16 years 
from adoption) 

Dorset Local Plan (Options Consultation 
January 2021) 

2021-2038 (LDS 9/20 identifies 2023 adoption) 
(Timeframe of 15 years from adoption) 

South Somerset Local Plan Review (Preferred 
Options) (June 2019) 

2016-2036 (LDS 4/17 adoption estimate is out of 
date, i.e. 12/20) (Timeframe of 13 years if adopted in 
2023) 
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Table 1   
District Adjoining 
Wiltshire 

Adopted or Emerging Local 
Plans 

Plan Period / LDS Information / Timeframe 

Mendip Local Plan Review (No 
consultation undertaken to date) 

2020-2040 (Cabinet confirmed in 1/20 to review Local 
Plan Part 1) (No current LDS) (Timeframe of 16 years 
if adopted in 2024) 

Bath and North East 
Somerset 

Local Plan (Partial Update 
Options Consultation) (January 
2021) 

2011-2029 (LDS identifies adoption in 3/22) 
(Timeframe unchanged because the consultation 
relates to a partial update of an adopted Local Plan) 

South 
Gloucestershire 

Local Plan 2020 (Phase 1 Issues 
and Approaches) (November 
2020) 

2023-2038 (Local Plan Delivery Programme 1/21 
identifies adoption in 12/23) (Timeframe of 15 years 
from adoption) 

Cotswold District Local Plan (Adopted 
August 2018) 

2011-2031 (Cabinet confirmed in 6/20 that a Partial 
Review would be undertaken with no change to the 
2031 end date) 

 

3.9. As identified in Table 1, six of the neighbouring authorities have or will adopt Local Plans with timescales 
of 15 or more years. There is also precedent for the Local Plans having a timescale which runs to 2040 and 
beyond. For example, the Vale of White Horse proposes a Plan end date of 2041, Test Valley proposes an 
end date of up to 2040 and Mendip proposes an end date of 2040. 

3.10. SIS also note that National Planning Policy is under review and that a new draft version of the NPPF is 
currently being consulted upon. In particular, SIS note that Government is proposing a change to Paragraph 
22 of the NPPF which adds to the existing policy guidance and states that “Where larger-scale development 
such as new settlements form part of the strategy for the area, policies should be set within a vision that 
looks further ahead (at least 30 years), to take into account the likely timescale for delivery”. 

3.11. SIS consider that this proposed change to National Planning Policy should be taken into consideration by 
the Council in the preparation and adoption of its Local Plan Review. This proposed change to the NPPF 
shows a clear direction of travel in Government Planning Policy which places emphasis on the delivery of 
strategic scale sustainable development and the adoption of Local Plan Visions which will support them. 

3.12. The proposed change to the NPPF also adds further weight to our argument that the Local Plan Review 
should have a timeframe to 2040. The extended timeframe of the Local Plan Review will enable 
development of a strategic scale, which includes strategic urban extensions (including strategic 
infrastructure provision which supports existing communities and proposed new development), to be 
planned for within their likely and deliverable timescales. 

Overall Housing and Employment Requirements – Wiltshire and the Housing Market Areas 

3.13. SIS support the general principle behind the Council’s decision not to use the Standard Method calculation 
of additional dwellings but instead to base its calculation of housing requirements upon a Local Housing 
Need Assessment. 
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3.14. This is consistent with National Planning Policy Guidance which states that “The standard method set out 
below identifies a minimum annual housing need figure. It does not produce a housing requirement figure” 
(NPPG Paragraph: 002 Reference ID: 2a-002-20190220). SIS also note that NPPG states that “Strategic 
policy-making authorities will need to calculate their local housing need figure at the start of the plan-making 
process. This number should be kept under review and revised where appropriate” (Paragraph: 008 
Reference ID: 2a-008-20190220). 

3.15. In setting the overall housing requirement for the Local Plan Review period, SIS also note that NPPG states 
that “The government is committed to ensuring that more homes are built and supports ambitious authorities 
who want to plan for growth. The standard method for assessing local housing need provides a minimum 
starting point in determining the number of homes needed in an area. It does not attempt to predict the 
impact that future government policies, changing economic circumstances or other factors might have on 
demographic behaviour. Therefore, there will be circumstances where it is appropriate to consider whether 
actual housing need is higher than the standard method indicates” (Paragraph: 010 Reference ID: 2a-010-
20201216). 

3.16. However, SIS does not consider that the appropriate levels of housing requirement have been identified in 
the Local Plan Review, either in relation to the overall housing requirement for Wiltshire or in relation to the 
HMAs. 

3.17. In relation to the Salisbury HMA, which is of particular interest to SIS, it is considered that the level of 
housing requirement identified in the emerging Spatial Strategy is below what SIS considers to be 
appropriate for this location. 

3.18. The level of housing identified for the Salisbury HMA does not adequately take into consideration the 
sustainability of Amesbury to accommodate both non-strategic and strategic levels of growth to meet future 
housing needs (i.e. sites including land South West of Amesbury and land North of London Road and Land 
East of the A345). Nor does it fully reflect the close proximity of the town to other larger settlements including 
Salisbury and Andover, the town’s location on the strategic road network (i.e. the A303) and its access 
wider employment opportunities and higher order facilities, using sustainable modes of transport. 

3.19. In addition, the proposed level of housing requirement identified in the Emerging Spatial Strategy will not 
result in a level of growth during the Plan period which can support the delivery of the type of community 
infrastructure which would result in Amesbury being a more sustainable town. For example, a primary 
school, additional community facilities, opportunities for small-scale employment, public open space 
(including a riverside park, community orchard and allotments) and a public transport hub (including 
facilities such as additional bus laybys, public conveniences and coffee shop). 

3.20. In view of this, SIS consider that the housing requirement for Wiltshire and the Salisbury HMA should be 
increased, as outlined below. 
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- Increase Housing Requirements to 2040 (4 Additional Years Supply) 
 
3.21. On the basis of extending the timeframe of the Local Plan Review from 2016-2036 to 2018-2040, SIS 

propose that that the overall housing requirement for Wiltshire is increased to take account of these 
additional 4 years. 

3.22. This proposed increase in housing requirements for Wiltshire is identified in Table 2 below. 

Table 2: Proposed Changes to Housing Requirements – Wiltshire 2018-2040 
Housing 
Market Area 

Local Plan Review: 
Local Housing Need 
Assessment 
(Additional 
dwellings 2016-2036) 

LHNA 
(Additional 
dwellings per 
annum) 

Change to 
Local Plan 
Review: 4 
Years 
additional 
dwellings 
(2036-2040) 

Change to Local 
Plan Review: 
Housing 
Requirement (2018-
2040) 

TOTAL 45,630 2,282 9,128 50,204 
 
3.23. The apportionment of the proposed additional 4 years of development should be a matter for further 

consideration. In relation to Amesbury, SIS consider that the town should the subject of a minimum residual 
housing requirement of approximately 1,500 dwellings. This proposed level of increase in housing 
requirement would accord with the sustainable location of Amesbury and its capacity to accommodate both 
non-strategic and strategic levels of growth which can also deliver infrastructure to serve the town  (i.e. land 
at South West Amesbury, land North of London Road and land East of the A345). 

- Conclusion: Housing Requirements for Wiltshire and the Salisbury HMA 

3.24. On the basis of the arguments identified above, SIS consider that the overall housing requirement for 
Wiltshire should be increased from 45,630 dwellings to 50,204 dwellings for the period 2018-2040. For the 
same period, the residual housing requirement for Amesbury should be increased from 350 dwellings to a 
minimum of approximately 1,500 dwellings. 

Delivering the Spatial Strategy 
 
 - Main Settlements 
 
3.25. SIS support the identification of Amesbury as a Market Town (Page 3) and agree with the statement in the 

Emerging Spatial Strategy (ESS) that towns like Amesbury “have the potential for significant development 
that will increase the number of jobs and homes to help sustain/enhance services and facilities and promote 
self-containment and sustainable communities”. In the case of Amesbury, this should involve the 
development of non-strategic and strategic scale sites in order to deliver growth both in the short term and 
in the medium to longer term  (i.e. land at South West Amesbury, land North of London Road and land East 
of the A345). 
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- Climate Change Outcomes 
 
3.26. SIS support the statement on Page 4 of the ESS that focusing new development within the County’s main 

settlements reduces carbon in different ways. SIS also consider that Amesbury is a settlement which should 
be the focus of future non-strategic and strategic scale development. In terms of the points made in the 
ESS in relation to climate change outcomes, SIS note the following in relation to Amesbury and the site 
being promoted by SIS for development: 

(i) New development at Amesbury, as proposed by SIS, will be within walkable and cycling distance of 
a wide range of existing infrastructure and services which are present in the town. Land at South 
West Amesbury will also provide opportunities for primary education, community facilities and small-
scale employment. The site being promoted by SIS will also be connected to the existing urban area 
of Amesbury and to Salisbury and surrounding settlements (such as Andover, Durrington, Larkhill 
Camp, Ludgershall, Marlborough, Pewsey and Tidworth) by a public transport corridor via the A345 
which provides frequent services to employment and higher order services. As a result, opportunities 
will be created to encourage the use of sustainable modes of transport and to reduce the need to 
travel, in particular by private car. 

(ii) It is anticipated that the development proposed by SIS at Amesbury will be connected to existing 
energy networks. In addition, development of the type and scale proposed by SIS will be capable of 
creating a new neighbourhood which could be served by sources of renewable energy. 

(iii) An increase in the scale of development at Amesbury and population will also assist in supporting 
existing businesses in the town centre as a result of increased spending. The land at South West 
Amesbury is in close proximity of the town centre, which is therefore capable of encouraging greater 
use of the shops, community facilities and services, particularly by pedestrians and cyclists. 

 
- Delivery Principles 

 
3.27. SIS support the aims of the 5 delivery principles identified on Page 6 of the ESS. The Local Plan Review 

should be led by the ‘place shaping priorities’ in order to ensure that settlements such as Amesbury have 
the opportunity to become more sustainable and more attractive places to live, work and socialise. 

3.28. These place shaping priorities should, in turn, focus upon the identification of development allocations in 
Amesbury which can deliver new infrastructure which is needed by existing and new residents. In terms of 
new infrastructure for Amesbury, this could include a primary school, additional community facilities, 
opportunities for small-scale employment, public open space (including a riverside park, community 
orchard, informal open space, allotments, play areas, strategic woodland planting and the provision of 
cycling, walking and fitness trails within the site, as well as on adjoining land in the same ownership).) and 
a public transport hub (including facilities such as additional bus laybys, public conveniences and coffee 
shop). 
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3.29. With regard to the third delivery principle, SIS request that its emphasis is changed. The Local Plan 
Review’s delivery principles should not be led by simply finding sites to meet the housing requirement which 
is currently identified in the Plan. Instead, the Local Plan Review should seek to enable the allocation of 
development which improves the sustainability of settlements like Amesbury and provides opportunities to 
deliver enhanced levels of infrastructure to serve existing and new residents. 

3.30. With regard to the fifth delivery principle and the allocation of large greenfield sites, SIS request that this 
principle should be expanded to state that their phasing could, in certain circumstances, extend beyond the 
Plan period. 

3.31. SIS also consider that the delivery principles should be clarified in order to state that the Local Plan will 
identify the allocation of sites which are of a non-strategic and strategic scale (i.e. land at South West 
Amesbury, land North of London Road and Land East of the A345). In this regard, SIS’s proposal for South 
West Amesbury is considered to be of a strategic scale. 

Salisbury Housing Market Area 
 

- Alternative Development Strategies 
 
3.32. On the basis that the overall housing requirement for Wiltshire and the HMAs is increased in line with our 

request, SIS consider that the allocation and development of land at South West Amesbury can form part 
of and be consistent with whichever development strategy is ultimately selected for the Salisbury HMA. 
This includes the allocation of non-strategic sites (i.e. land North of London Road and Land East of the 
A345) to meet short term housing needs and strategic sites to meet medium to longer term housing and 
infrastructure needs. 

3.33. In view of this, SIS does not have any specific comments about the Alternative Development Strategies. 

Meeting the Residual Housing Requirement at Amesbury 
 
3.34. On the basis that the housing requirement for Wiltshire and the Salisbury HMA is increased, as identified 

in our response to the Emerging Spatial Strategy, the housing requirement for the period up to 2040 will 
require the delivery of new housing allocations. 

3.35. In order to accommodate the housing requirement for the period up to 2040, SIS propose that its land at 
South West Amesbury is made the subject of a strategic allocation, comprising the following elements: 

South West Amesbury 
 

- Up to 1,200 new homes (on the basis of approximately 33 dwellings per hectare). 
- Mix of housing including affordable. 
- New local facilities including a village centre with community facilities including a potential new health 

hub. 
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- A mobility hub adjacent to the Salisbury Road/Stockport Avenue roundabout (including facilities such 
as additional bus laybys, public conveniences and coffee shop close to the existing roundabout 
served by existing bus services). 

- New 2 Forms of Entry (FE) primary school and contributions to sixth form provision. 
- Public open space, including provision of a riverside park, community orchard, informal open space, 

allotments, play areas and strategic woodland planting (including the provision of cycling, walking 
and fitness trails within the site, as well as on adjoining land in the same ownership). 

- 2 vehicular accesses to the site from the A345. 
- Access to an improved public transport service. 
- Delivering appropriate car parking. 
- Improved access to the countryside. 
- Biodiverse network of green infrastructure. 
- Multi-functional SuDS network. 
- Enhanced cycle and walking connections within the development and into Amesbury. 
- The proposed development is also capable of being served by sources of renewable energy. 

 
3.36. SIS also notes that its proposed development at South West Amesbury can be phased such that it can be 

commenced and deliver development during the Plan period, and potentially extend beyond the end date 
of 2040 (depending on the scale of development which is allocated at South West Amesbury and in relation 
to other non-strategic sites, such as land North of London Road and Land East of the A345). 

3.37. The benefits of delivering development at land at South West Amesbury are described in the Vision 
Document which is submitted with these consultation responses. Table 3 below includes an extract from 
the Vision Document which summarises these benefits: 

Table 3: Benefits of Allocating land South West Amesbury 
Sustainability Objectives Land at South West Amesbury Attributes 
Climate Change Mitigation The Site is deemed to be in a Sustainable location, off an existing settlement 

with good connectivity. The primary road alignment within the scheme will 
provide east/west emphasis on building alignment, preferable when availing of 
passive solar gain. 
 
The proposed development is also capable of being served by sources of 
renewable energy. 

Climate Change Adaptation The Site does not lie within an area of flood risk. Sustainable Drainage Systems 
(SuDS) will accommodate changes to drainage caused by the new development. 
New dwellings will be designed and built to achieve current sustainability and 
energy efficiency standards. 

Transport The development of the Site provides opportunities to encourage walking, 
cycling and access to local public transport facilities. Local bus companies are 
particularly supportive of the proposals, with the potential to further enhance the 
fast and frequent services to Salisbury. The Site proposes new connections onto 
the existing Public Rights of Ways to the north and south as well as a new east-
west routes route that will connect with the local centre and school. Further 
pedestrian/cycle links will connect with the existing PRoW leading to Amesbury 
town centre via South Mill Road and the Sustrans 45 cycle route. 
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Table 3: Benefits of Allocating land South West Amesbury 
Sustainability Objectives Land at South West Amesbury Attributes 
Health The proposed development will encourage the creation of a walkable 

neighbourhood which will incorporate green infrastructure links and pedestrian 
routes between residential areas, open space and create enhanced accessibility 
to the wide variety of facilities. This walkable neighbourhood will encourage new 
and existing residents to engage with the natural environment whilst 
encouraging the adoption of a healthier lifestyle. 

Education The proposed development will include a 2 form entry primary school at its heart. 
Amesbury also benefits from a secondary school and other primary schools. 

Economy In addition to the jobs created with the construction of the development, this Site 
would also provide an increase in support to existing shops and services in 
Amesbury. 

Community The addition of new connections between existing assets, such as Bonnymead 
Park and the network of PRoWs in the surrounding area will help improve the 
community offer and support a greater uptake of activity. The extensive web of 
green corridors and spaces will also present an opportunity for neighbourly 
interaction, as well as amenity, including the potential for allotments and trim 
trails for example. 

Delivery Based upon the range of technical and environmental assessments that have 
been undertaken to date by the Consultant Team, SIS does not anticipate an 
exceptional issues would prevent the delivery of the proposed scheme. 

 

3.38. With regard to the comments made by the Council in relation to Alternative Development Strategies, SIS 
note the following: 

(i) Paragraph 3.57: The reference only to Salisbury in this paragraph should be extended to include 
other main settlements within the HMA (such as Amesbury). This is because development at the 
scale SIS envisage at Amesbury is capable of providing opportunities to design new 
neighbourhoods, whether on strategic or non-strategic sites, which can incorporate renewable 
energy production, alternatives to the private car and more energy efficient new buildings. Indeed, 
SIS considers that there is a need for an urban extension to Amesbury, in order to meet the increase 
level of growth during the Plan period to 2040. 

 
Concluding Summary 

 
3.39. On the basis of the responses made above to the Emerging Spatial Strategy, SIS request that the Plan 

period should be changed from 2016-2036 to 2018-2040. In doing so, the overall housing requirement for 
Wiltshire should be increased from 45,630 to 50,204 dwellings. The residual housing requirements for the 
HMAs and towns identified in the Local Plan Review also require further consideration. The process of 
deciding the level of housing requirements for these areas should be based on place shaping principles 
and seeking to make settlements more sustainable and attractive places to live, work and socialise. 
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3.40. In the case of Amesbury, the residual housing requirement should be increased from 350 dwellings to a 
minimum of approximately 1,500 dwellings for the period 2018-2040. This proposed level of increase in 
housing requirement would accord with the sustainable location of Amesbury and its capacity to 
accommodate both non-strategic and strategic levels of growth which can also deliver infrastructure to 
serve the town (i.e. land at South West Amesbury, land North of London Road and Land East of the A345). 
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4. Planning for Amesbury 
 

Scale of Growth 
 
AM1. What do you think to this scale of growth? Should there be a brownfield target? Should it be 
higher or lower? 

 
 - Scale of Growth 
 
4.1. SIS do not consider that the scale of growth proposed for Wiltshire and the Salisbury HMA is sufficient to 

accommodate a sustainable level of growth for Amesbury. 

4.2. Based on SIS’s response to the Emerging Spatial Strategy (ESS), it is considered that the level of growth 
which should be directed to the Salisbury HMA should be increased in order to accommodate 4 additional 
years of growth (i.e. up to 2040). The resulting residual level of growth can be accommodated on land 
proposed for allocation by SIS at South West Amesbury (approximately 1,200 homes) and on non-strategic 
sites (i.e. land North of London Road and Land East of the A345). 

-      Brownfield Target 
 
4.3. SIS note that a brownfield target is set for Amesbury for the period 2021-2031. This target is questionable 

and SIS consider that it should be deleted from the Plan. Instead, there should be a policy included in the 
Local Plan Review which encourages the redevelopment of brownfield sites. 

4.4. The brownfield target relates to a source of housing land supply, rather than to the stated housing 
requirement. Whilst the target appears to be derived from past windfall rates of development, which are by 
their nature are uncertain and difficult to predict, it is unclear if the figure stated by the Council relates to 
the identification of sites which are demonstrably deliverable. The use of this target is also confusing 
because it relates to a period which does not correspond to the full Plan period. 

4.5. SIS also note that the Local Plan Review identifies that its brownfield targets will be reconsidered under 
future reviews. This adds a further layer of uncertainty in terms of being able to establish what is the relevant 
residual housing requirement for Amesbury. 

4.6. Instead of setting a brownfield target, SIS consider that the Local Plan Review promotes the effective use 
of land, in accordance with National planning policy (NPPF 2019, Paragraph 117). In this way, the Plan will 
seek to make as much use as possible of previously-developed or brownfield land, whilst promoting place 
shaping principles which allocate greenfield sites which can deliver development which improves the 
sustainability of towns like Amesbury and makes them more attractive places to live, work and socialise. 
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Place shaping priorities. What priorities should we tackle? 
 
AM2. Are these the right priorities? What priorities may be missing? How might these place shaping 
priorities be achieved? 
 

4.7. SIS is broadly supportive of the place shaping priorities identified for Amesbury. In particular, SIS note that 
the proposed allocation of land at South West Amesbury will deliver or facilitate a number of these priorities. 
For example the proposed development at South West Amesbury will: 

- Priority 1: Enhance the self-sufficiency of Amesbury as a town through the delivery of housing for 
people who will be able to benefit from the various employment opportunities located nearby. 
 

- Priority 2: Provision will be made for recreational facilities in the form of a riverside park, community 
orchard, informal open space, allotments, play areas and strategic woodland planting including the 
provision of cycling, walking and fitness trails within the site, as well as on adjoining land in the same 
ownership). 
 

- Priority 4: Infrastructure on the A345 will be improved through the provision of a  public transport hub 
close to the existing roundabout served by existing bus services. These improvements will, together, 
assist in promoting the use of public transport and assist in the alleviation of congestion. 

 
Potential Development Sites. Where should development take place? 
 
AM3. Is this the right pool of potential development sites? Are there any other sites we should be 
considering? 

 
4.8. SIS do not consider the pool of sites which has been identified by the Council to include all of the most 

sustainable development sites, from which the final selection of allocations will be made. The pool of sites 
does not include land which is now being promoted by SIS in relation to South West Amesbury. 

4.9. For the reasons given in answer to Question AM4, land at South West Amesbury should be considered for 
strategic allocation in the Local Plan Review. 

AM4. What land do you think is the most appropriate upon which to build? What type and form of 
development should be brought forward at the town? 
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4.10. SIS consider that land at South West Amesbury, as identified in this consultation response, is an 
appropriate location for strategic scale development in Amesbury. This is in addition to non-strategic sites 
which can meet a shorter term housing requirement (i.e. land North of London Road and Land East of the 
A345). 

4.11. The delivery of development on this site will not only deliver housing to meet local needs but its development 
will also deliver opportunities to facilitate much needed improvements to infrastructure. 

    - South West Amesbury 
 
4.12. SIS consider that this site is suitable for the development proposed for the following reasons. 

(i) The site is capable of accommodating a strategic scale of development which can meet the medium 
to long-term housing requirements of Amesbury and the Salisbury HMA. 

 
(ii) The proposed development is capable of being phased in order to deliver a flexible approach to the 

delivery of housing. Such phasing could progress from the north-eastern part of the site, closest to 
the existing urban area of Amesbury, and then continue south westwards. 

 
(iii) The strategic scale of development would allow for the provision of infrastructure which can not only 

serve new residents but also the existing residents of the town. For example, the provision of a new 
primary school, community facilities, improvements to public transport facilities and public open 
space (including the creation of a riverside park). 

 
(iv) Being accessed from the A345 and adjoining the existing urban area of Amesbury, the site is in a 

sustainable location for development. The A345 is a very well used public transport corridor which 
includes regular bus services to a number of towns in the surrounding area (including Salisbury). 
The proposed development will also provide connections to existing pedestrian and cycle routes 
which surround the site and which connect to the town centre, employment, other facilities and the 
wider countryside (including the provision of a riverside walk and cycling, walking and fitness trails 
through the site, as well as on adjoining land in the same ownership). 

 
(v) The proposed development will be located outside of the flood zone associated with the River Avon 

(i.e. the site is located within Flood Zone 1). 
 

(vi) Appropriate measures will be taken to ensure that recreational pressures which could arise as a 
result of the proposed development in relation to the Salisbury Plain Special Protected Area (SPA) 
are mitigated. In this regard, provision will be made as part of the proposed development for public 
open space, including provision of a riverside park, community orchard, informal open space, 
allotments and play areas (including the provision of cycling, walking and fitness trails within the site, 
as well as on adjoining land in the same ownership). 
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(vii) Although the western part of the site does not adjoin the boundary of the Stonehenge World Heritage 
Site (WHS), land within the ownership of SIS – which is not proposed for allocation – does adjoin 
the River Avon on the opposite bank to the WHS. Taking this into consideration, a Landscape and 
Visual Impact Assessment (LVIA) has been undertaken on behalf of SIS which concludes that there 
are no direct views of the proposed development from Stonehenge. SIS also note that existing 
shelterbelts within the site, together with additional land within SIS’s ownership which can be 
dedicated to additional planting, between it and the WHS, can and would provide further screening 
of the proposed development from views from the west. In addition, the distribution of the proposed 
built development within the site will respect Outstanding Universal Value of the WHS. In particular, 
it is proposed that a riverside park and strategic woodland planting will be provided in those parts of 
the site which are nearest to the WHS boundary. 

 
(viii) In terms of the relationship between the site, the proposed development and heritage assets, it is 

noted that, based on the LVIA undertaken on behalf of SIS, there would be no views of the proposed 
development from Amesbury Abbey. In addition, as a result of the presence of existing tree belts for 
screening, as already exists on the boundaries of the site, and as existing and to be undertaken 
outside of the site but on land in the same ownership (including proposed woodland planting), there 
will be no or only glimpsed views of listed buildings which are located on the northern and western 
sides of the River Avon and within the town. 

 
(ix) Whilst SIS note that the site is currently located within a Special Landscape Area, it is considered 

that the proposed development at South West Amesbury represents a logical sustainable extension 
of Amesbury. In addition, there is a new residential neighbourhood under construction immediately 
to the east of the site (i.e. King’s Gate and Archer’s Gate) which is changing the landscape character 
of the immediate surrounding area and also extending the southern edge of the town. The proposed 
development would not extend the urban edge of Amesbury any further south than King’s Gate and 
Archer’s Gate and, by comparison, would not represent a significant encroachment into the 
countryside. 
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In terms of the quality of the landscape within the site and the immediate surroundings (i.e. to the 
west and to the south), SIS note that the preliminary analysis of the visual context of the site shows 
that, due to the rolling terrain of the area, the new homes would have no intervisibility with 
Stonehenge or much of the floodplain of the River Avon. Whilst much of the site is elevated and 
open in nature, it benefits from an existing structure of mature trees around the majority of its 
boundaries which provide good screening from the surrounding area. This is further assisted by the 
screening effects of existing buildings at Kings Gate, for example.  Whilst there would be some clear 
views into the site from the public footpath immediately adjacent to its southern boundary, additional 
planting can help mitigate the change to views from here. Whilst there could be views of parts of the 
development from a few elevated footpaths and part of the A303 to the north and west, due to their 
distance from the site and presence of existing/proposed planting adjacent to the western boundary, 
impacts on these visual receptors should not be significant. It should be borne in mind that, in addition 
to the landscaping on the edge of and within the site itself, there is substantial additional land in the 
same ownership which SIS intend to dedicate as appropriate for additional tree planting and 
screening in order to mitigate any remaining visual impact. 
 
As a result, SIS consider that the site is suitable for the proposed development in terms of landscape 
quality. On this basis, and as part of the Council’s further work to allocate sites for development at 
Amesbury, the Special Landscape Areas currently identified around the town should also be 
reviewed – particularly in those areas where there have been recent changes to the character of the 
area (i.e. to the south of Amesbury). 

 
4.13. In terms of the form of the proposed development, a Vision Document is submitted with this response to 

the Local Plan Review. The Vision document includes a masterplan for South West Amesbury and sets out 
the proposals for development. 

4.14. A summary of the proposed development at South West Amesbury is provided below: 

- Up to 1,200 new homes (on the basis of approximately 33 dwellings per hectare). 
- Mix of housing including affordable. 
- New local facilities including a village centre with community facilities including a potential new health 

hub. 
- A mobility hub adjacent to the Salisbury Road/Stockport Avenue roundabout (including facilities such 

as additional bus laybys, public conveniences and coffee shop close to the existing roundabout 
served by existing bus services). 

- New 2 Forms of Entry (FE) primary school and contributions to sixth form provision. 
- Public open space, including provision of a riverside park, community orchard, informal open space, 

allotments, play areas and strategic woodland planting (including the provision of cycling, walking 
and fitness trails within the site, as well as on adjoining land in the same ownership). 

- 2 vehicular accesses to the site from the A345. 
- Access to an improved public transport service. 
- Delivering appropriate car parking. 
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- Improved access to the countryside. 
- Biodiverse network of green infrastructure. 
- Multi-functional SuDS network. 
- Enhanced cycle and walking connections within the development and into Amesbury. 
- The proposed development is also capable of being served by sources of renewable energy. 

 
4.15. As stated in relation to the response to the ESS, SIS also notes that its proposed development at South 

West Amesbury can be phased such that it can be commenced and deliver development during the Plan 
period, and potentially extend beyond the end date of 2040 (depending on the scale of development which 
is allocated at South West Amesbury and in relation to other non-strategic sites, such as land North of 
London Road and Land East of the A345). 

AM5. Are there important social, economic or environmental factors you think we’ve missed that 
need to be considered, generally or in respect of individual site? 

 
4.16. Please refer to SIS’s answers to Questions WB1-WB4 which identify SIS’s proposals for the site it is 

promoting for allocation in the Local Plan Review. These responses identify the relevant social, economic 
and environmental issues which relate to land at South West Amesbury. 

AM6. Are there any other issues or infrastructure requirements that should be identified? 
 
4.17. In response to the contents of the table provided under Question AM6, SIS note the following: 

(i) Education: The proposed development at South West Amesbury will deliver a 2FE primary school. 
 
(ii) Health: SIS note that the Clinical Commissioning Group (CCG) is currently reviewing whether new 

or enhanced healthcare facilities are required in Amesbury. As part of the masterplanning of South 
West Amesbury, land can be made available for the future development of a healthcare facility if the 
CCG and local GP surgeries conclude that a new or relocated healthcare facility should be located 
on this site. 

 
(iii) Transport: SIS note that reference is made to there being congestion on the A345. As part of the 

proposed development enhancements are proposed to public transport facilities, including a public 
transport hub; and new or improved connections will be made between the site and existing 
pedestrian and cycle routes into the town centre. SIS also note that the proposed development will 
be served by the various bus services which use the A345. As a result, SIS consider that the 
proposed development will provide opportunities to help alleviate congestion along the A345 in 
Amesbury. 
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Concluding Summary 
 
4.18. On the basis of the responses to the questions set in the Planning for Amesbury consultation document, 

SIS request that the scale of growth is increased. The residual housing requirement should be raised from 
350 dwellings to a minimum of approximately 1,500 dwellings for the period 2018 to 2040. In doing so, both 
non-strategic and strategic allocations should be made, including land at South West Amesbury, land North 
of London Road and Land East of the A345. 

4.19. The brownfield target should also be removed and replaced with a policy requirement which promotes the 
effective use of land; and promotes place shaping principles which allocate greenfield sites which can 
deliver development that improves the sustainability of towns like Amesbury and makes them more 
attractive places to live, work and socialise. 

4.20. The pool of sites which has been identified by the Council should also include land which is now being 
promoted by SIS in relation to South West Amesbury (i.e. in addition to land North of London Road and 
Land East of the A345). As stated in this consultation response, SIS consider that land at South West 
Amesbury is an appropriate location for strategic scale development in Amesbury. The delivery of 
development on this site will not only deliver housing to meet local needs but its development will also 
deliver opportunities to facilitate much needed improvements to infrastructure. Development in this location 
is also considered to be acceptable in landscape and visual terms, in relation to heritage assets and in 
terms of delivering sustainable development. 
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Appendix 1 
Aerial Photograph and Site Location Plan 
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BY EMAIL 

 

11th February 2021 

 

 

Dear Graham, 

Land South West of Amesbury – Public Transport Potential 

 

1. Introduction 

 

As you and the wider client team will be aware, Stagecoach and Go South Coast - branded as Salisbury Reds - 

operate a comprehensive level of bus service in Amesbury and its environs. Prior to COVID, these well-

established services have typically provided for up to five buses an hour between the town and Salisbury. The 

bus corridor along the A345 between Amesbury and Salisbury thus benefits from one of the most intense levels 

of public transport provision of anywhere in the County – rural or urban. In fact this has become one of the most 

frequent inter-urban bus service corridors in Southern England. 

 

These services fan out through Amesbury and to the north, to provide regular links across the area and the 

wider County and include: 

 Salisbury Reds X4 to Durrington and Larkhill Camp 

 Salisbury Reds X5 to Durrington, Pewsey, Marlborough and Swindon 

 Stagecoach South/Salisbury Reds jointly operated Activ8 to Bulford, Tidworth, Ludgershall and Andover.   

Stagecoach in particular has previously signalled to the Council through its formal responses to previous 

consultations to the Wiltshire Local Plan Review, that Amesbury and the A345 route between the two in 

particular, presents a clear set of opportunities to meet the housing needs of this part of Wiltshire, which closely 

relates to both Salisbury and the wider Salisbury Plain, in such a way that the need to depend on the private car 
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could most credibly be minimised. The strength of this relationship with both Salisbury and the wider hinterland 

is readily apparent from the manner in which these frequent commercial bus services have developed steadily 

over recent years. 

 

This is one of the most frequent bus services in the whole County as well as the more local area. Both companies 

employ state-of-the art EURO VI double deck buses, which produce negligible harmful Nitrogen Oxide or 

particulate emissions and offering a premium customer experience. These are services that prior to COVID had 

seen many years of steady growth, demonstrating its broad relevance in meeting people’s travel needs. 

 

This letter is drafted in the week that Government proposed to substantially alter paragraph 14 of the National 

Planning Policy Framework (NPPF), which describes the fundamental principles underlying the “presumption in 

favour of sustainable development” as it applies to plan-making: 

 

“all plans should promote a sustainable pattern of development that seeks to: meet the development 

needs of their area; align growth and infrastructure; improve the environment; mitigate climate change 

(including by making effective use of land in urban areas) and adapt to its effects” 

 

This greatly strengthens and makes explicit the needs for plans to not only fully meet development needs but to 

do so by pursuing a spatial approach that among other things, greatly reduces the need to travel and the 

distances involved; and ensures that development is able to take advantage of greatly less carbon intense forms 

of transport, with walking cycling and public transport prioritised, as NPPF Chapter 9 elaborates. 

 

In the case of South Wiltshire, covering the Salisbury HMA including Amesbury and the southern part of the 

Plain, we note that the Council already recognises that clear physical and environmental constraints actually 

close the door on the current plan strategy that has sought to concentrate development around Salisbury, as 

urban extensions.  

 

The need to look beyond the immediate edge of Salisbury to meet needs arising in the City means that a new 

approach is therefore begged: one that seeks to identify relatively unconstrained but highly sustainable locations 

away from the City, but close enough that avoid elevating the energy and carbon intensity of mobility provision 

as far as possible, while ensuring that sustainable modes can play at least as great a role in meeting travel needs 

as they would in the City itself. Clearly, this demands identification of options that offer potentially very high 

levels of local self-containment, relate directly to existing and future employment growth; while also maximising 

the potential to use public transport for longer-distance journeys.  

 

That such a combination of criteria could be met seems superficially to stretch credibility. It is already very 

apparent that within the wider Salisbury Housing Market Area of Wiltshire, locations relatively unconstrained by 

ecological and environmental factors are already very limited even before transport and accessibility is 

considered. This includes within the Amesbury Community Area itself, where only 3 sites are identified by the 

Council from those previously offered up in the SHLAA. Sites able to combine proximity to an existing town and 

its facilities, provide a high level of neighbourhood self-containment within easy walking and cycling distance, 

and offering direct access to some of the comprehensive, frequent and rapid public transport provision, are 

exceptionally rare in a County like Wiltshire. It is essential that if such sites are identified and available, that their 

potential is maximised. 

 

Go South Coast and Stagecoach, having each looked at the potential of Land South West of Amesbury carefully, 

believe that this site could meet all the criteria set out above. It therefore offers a very unusual opportunity 

indeed to help Wiltshire Council arrive at a sustainable pattern of development in the Salisbury Housing Market 

Area. 
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2. The Opportunity South West of Amesbury 

 

Go South Coast and Stagecoach West are each prepared to lend its specific “in principle” support to 

the promotion of land South West of Amesbury. This arises from our evaluation that the promotion offers 

some of the highest potential to meet development needs in a way that car-dependency is minimised and, in so 

doing, public transport use is maximised, as NPPF explicitly seeks, and expects planning strategies and 

allocations to pursue and facilitate. 

 

Land under control is clearly able to secure the promotional vision of a sustainable new neighbourhood for 

Amesbury, that draws on and contributes to the existing life and facilities within the town, without serious urban 

design compromises.  

 

The site lies, uniquely, at the point that all the inter-urban bus routes serving Amesbury converge onto the A345 

before continuing south to Salisbury. Journey time from the junction of Stockport Way and the A345, 

approximating to the south east corner of the site, is typically just 18-19 minutes. This is highly competitive with 

driving, buses both taking the same route a motorist would and also operating non-stop for much of the distance 

and we are of the joint opinion that the promotion could make a small but meaningful contribution of additional 

employment land, further boosting local self-containment. 

3. The Public Transport Options 

Passed directly by Activ8 and X5 three times an hour, along its longest side, much of the site would be well 

within 400m of a service without diversion depending on land use, and the provision of appropriate new stops on 

the A345.  

However the scope to create an efficient diversion into a larger development is likely to exist subject to the 

movement and access strategy for the site achieving a seamless movement into the development and out of it 

again. If achieved this is likely to bring a very large proportion of the development within sufficiently convenient 

walking distance to start to present the necessary relevant choice for local and longer distance journeys 

especially to Salisbury.  

There is still more interesting and highly unusual potential to create a local inter-modal facility near Stock Bottom 

at the south east corner of the site, which would also allow the site to be served with up to 5 buses per hour to 

Salisbury. Readily accessible by walking and cycling as well as cars from a local hinterland, including the existing 

Archers Gate development to the east, the objective would be to consolidate personal vehicle journeys onto 

public transport towards Salisbury at the point where both service frequency was maximised, alongside a 

generalised journey time that is most likely to be attractive and competitive with driving. The potential positive 

impacts of this on the carbon intensity of travel not just from this site, but from the wider existing and 

committed development in the Amesbury and Boscombe Down area, could be very material. 

From first principles, it also looks technically feasible to introduce an additional bus per hour between Salisbury 

and Amesbury via the site within a single vehicle operating resource, providing the potential for a more regularly 

spaced service at 6 BPH; about every 10 minutes. This exceeds the frequencies available at many of the existing 

established Park and Ride sites on the edge of Salisbury, which have shown their relevance over many years. 

When considering the existing bus network in Salisbury City, it should be pointed out that the journey time from 

this point to the city centre by bus would be very comparable with those on offer at the outer end of the City’s 

own network. Counter-intuitively in some cases, although the site is about 10km from the City centre, it would 

actually be slightly quicker than some existing recently-built developments on the edge of the city.  

As the Council looks at how to address a clear challenge in meeting the housing needs of the City of Salisbury in 

a sustainable location that avoids greatly extensifying travel patterns, car dependency and carbon intensity, we 

would point to this site as one that could represent an unusual opportunity to achieve this while avoiding much 

more sensitive and more constrained locations that while geographically closer to the City, may not actually be 

as sustainable in the round. 
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4. Concluding Comments 

We trust that that the foregoing is of assistance and sets out the relevant issues sufficiently clearly. Do not 

hesitate to contact the undersigned to discuss any of the matters we raise further, in the first instance. 

Yours sincerely 

      

     
Head of Strategic Development & the Built Environment Head of Strategic Development  
Stagecoach West      Salisbury Reds 



Wiltshire Local Plan Review Consultation (13 January to 9 March 
2021) 
Response on behalf of Shaftesbury International Services Ltd 

Shaftesbury International Services Ltd March 2021 
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Executive Summary 

1. These representations to the Wiltshire Local Plan Review consultation are made on 
behalf of our client, Stoford Developments.  

2. Stoford has land interests at Stanton Park at Junction 17 of the M4 and are promoting 
the land for a strategic employment development allocation to a deliver high quality, 
and much needed logistics development.  

3. Our representations can be summarised as follows: 

 

National Planning Policy:  

i. The NPPF confirms that Local Plans should look ahead over a minimum 15 year 
period. 
 

ii. The NPPF sets out that planning policies should help create the conditions in 
which businesses can invest, expand and adapt, with the Government placing 
significant weight on the need to support economic growth. 
 

iii. The NPPF and PPG require the specific locational requirement of logistics 
employment to be considered and the PPG makes clear that planning policies 
for such development should be formulated separately from those relating to 
general industrial land.  

The Logistics Sector:  

iv. Our representations confirm that the logistics employment market plays a 
significant role in the UK economy.  
 

v. Our representations provide substantial, up-to-date evidence on the increasing 
and accelerating need for logistics space, which is not being matched by 
available or planned supply.  

The Council’s Employment Evidence Base:  
 

vi. It is evident that the value of logistics as an economic contributor, both in its 
own right and in terms of supporting other business sectors and meeting 
societal demands, has been overlooked in the preparation of the emerging 
Local Plan and its informing evidence, which is now outdated and considered to 
be inadequate for plan making.    
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Planning for Chippenham:  

vii. Our representations highlight that the Planning for Chippenham Papers 
consider the general industrial and employment needs of the town only and 
do not consider the need for wider strategic employment. 
 

viii. However, we identify that the Papers recognise the desire to address current 
high levels of out commuting from the town and it is clear that the Stanton 
Park proposal can play a key role in this respect.  
 

ix. Our representations show that levels of unemployment have increased in 
Wiltshire and at Chippenham. It is important that the Council recognises the 
economic impact of the Covid-19 Pandemic and the important role that the 
Local Plan Review can play in supporting job creation and economic recovery.  

Stanton Park:  

x. Our representations demonstrate that land at Junction 17 is the most logical 
opportunity for large scale, strategic employment in the County and is 
eminently suitable for logistics development.  
 

xi. The site is available, suitable and deliverable; it has limited constraints and 
can appropriately accommodate the proposed development.  
 

xii. We confirm that the Stanton Park proposals have the potential to generate a 
net additional GVA contribution of up to £166.1 million within the regional 
economy each year during occupation of the proposed development, 
including £146.1 million within Wiltshire. 
 

xiii. We show that the proposals have the potential to create 910 direct FTE jobs 
within Wiltshire when the development is operational and 75 FTE jobs per 
annum within Wiltshire during the construction phase.  
 

xiv. Importantly, our representations confirm that the allocation of the Stanton 
Park site is supported by the LEP. The proposals align with the LEP’s economic 
priorities and aspirations, as articulated through its Local Industrial Strategy.  
 

xv. The LEP recognises the compelling economic reasons for supporting the 
proposals. Significant investment will be lost if the Site is not allocated for 
employment.  
 

xvi. Our representation highlights occupiers who would have considered Wiltshire 
but have instead been attracted to available or deliverable supply in 
neighbouring authorities.  
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Overall Findings and Recommendations 

xvii. Based on our assessment of the Emerging Strategy document and its evidence 
base, it is our view that the progression of the Plan as currently set out, with 
an inadequate and flawed evidence base, and notable absence of any 
recognition of the need for logistics development, particularly through any 
intended site allocation, would not be found ‘Sound’. 
 

xviii. In order to progress a Sound plan, our recommendations are as follows: 

o The Plan period should be extend to 2040 to ensure that a minimum 15 year 
period is achieved from adoption – needs, including those for strategic 
employment, and specifically logistics employment in that extended period 
should be determined.  

o The Council must update its evidence base to address the significant concerns 
we have raised. Specifically, it is incumbent on the Council to robustly assess 
the needs of the logistics sector based on evidence that is current and robust.  

o In respect of the above, the Council should have due regard, and give 
significant weight to, the evidence we have provided within these 
representation on the importance of the logistics sector and the need for such 
development. 

o The Council should engage with the LEP in developing its strategic 
employment policies, having regard to its Local Industrial Strategy. The Council 
must give significant weight to the support that has been provided by the LEP 
for the Stanton Park proposals. 

o The Council must recognise through the next iterations of its Plan, the 
strategic importance of Junction 17 as a suitable location for strategic 
employment.  

o Ultimately, it is our view that the Council should allocate the Stanton Park site 
for employment development. Such an allocation would be entirely justified, 
supported by a considerable weight of evidence on need, and would deliver 
significant economic benefits for the county.  

o Further opportunities for employment proposals considered to be of strategic 
importance should also be encouraged and supported through the inclusion of 
a new policy in the Local Plan Review to replace Core Policy 34.  
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1. Introduction & Background 

Instructions 

1.1 These representations to the Wiltshire Local Plan Review (LPR) consultation are made 
on behalf of our client, Stoford Developments, who have land interests at Stanton Park 
at Junction 17 of the M4.  

The Site | Stanton Park 

1.2 Stanton Park extends to c.21ha and is located immediately to the north east of 
Junction 17 of the M4, approximately 5.5 km north of Chippenham town centre. 

1.3 The Site occupies a strategic position at the intersection of the M4 (providing links to 
Swindon, the Thames Valley and London to the east, and Bristol to the west) and the 
A350 (a key north south route through Wiltshire and one of the most important 
highways within the Wiltshire administrative area). 

1.4 Junction 17 is recognised by the local authority, the Local Enterprise Partnership and by 
the investment/development market as one which is highly desirable for employment 
and logistics development1. 

1.5 A site location plan showing the extent of the site is provided at Appendix 1. 

About Stoford 

1.1 Founded in 1996, Stoford is one of the UK’s leading property specialists. The company 
has completed commercial developments totalling over 14 million sq ft across a diverse 
range of sectors throughout the UK. It has an extensive track record of delivering in the 
logistics and employment market, including 1.2 million sq ft of industrial logistics space 
for The Range at Avonmouth and 770,000 sq ft of office, industrial and technology 
space at Worcester 6 Business Park, situated adjacent to Junction 6 of the M5. Their 
experience of market demand gives an unrivalled knowledge of the latest occupier 
requirements, and they are proud to have been trusted to develop for some of the 
UK’s largest financial institutions and occupiers. 

Previous Engagement & Submissions 

1.2 The Council has been aware of the development aspirations for this Site for a number 
of years following a significant level of engagement with both Council Officers and 
Members and the submission of supporting documentation, including.  

• In June 2017, our client submitted a report prepared by Rural Solutions entitled  
‘Site Submission and Review of Logistics Development – Selective Review of 
Wiltshire Core Strategy’ to advance the credentials of the Stanton Park site and 

                                                           
1 Please see letter of support from the LEP (Appendix 6); Officer Committee Report for Chippenham Gateway (app 
ref. 17/03417/OUT); Emerging Strategy consultation paragraph 3.47; together with investment by our client in 
promoting this Site. 
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assist the Council in making an informed assessment of strategic site selection 
for logistics development in the Wiltshire Plan Area. The submission was 
supported by a Landscape and Visual Capacity Study, prepared by EDP (Appendix 

3); 

• In 2018, following correspondence with both the Council’s planning team and 
local Members, our client submitted a Savills’ 2018 Market Assessment Report 
(MAR) (Appendix 4); 

• From 2019 until the present day, further correspondence has taken place with 
the Chief Executive, Interim Director - Economic Development and Planning, the 
Director of Economic Development & Planning and members of the Council’s 
planning team to discuss the findings of the MAR and the credentials of the 
Stanton Park Site.  

1.3 Whilst there has, over the course of previous correspondence and discussions with the 
Council, been clear recognition of the strategic importance of Junction 17 of the M4 for 
strategic employment development, and general support for the proposals at Stanton 
Park, there is no explicit support for an allocation of the Site for employment uses 
within the LPR Emerging Strategy consultation.  

1.4 Our representations build on the previous evidence base submitted and clearly set out 
why, when progressing the next iterations of the Plan, the Council should support our 
client’s proposals and include a specific employment allocation on the Stanton Park 
Site. We welcome the opportunity to further engage with Officers to discuss the 
content of these representations and to discuss the significant strategic opportunity 
afforded by Stanton Park in more detail.  

Our Representations 

1.5 Our representations are structured as follows: 

 Section 2 – provides a summary of key national planning guidance of relevance to 
our representations.  

 Section 3 – provides comments on the ‘Emerging Spatial Strategy’ consultation 
document which considers the County wide spatial strategy for the LPR.  

 Section 4 – provides comments on the Council’s Planning for Chippenham Papers, 
noting that this is focused on the town and not on any wider development 
opportunities, including at Junction 17.  

 Section 5 – reviews the Council’s employment evidence base, namely: 

 The Functional Economic Market Area Assessment (FEMAA), which was 
finalised in December 2016; and 

 The Employment Land Review (ELR), which was finalised in May 2018. 
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 Section 6 – considers the strategic importance of the UK logistics sector, with 
reference to an updated Market Assessment Report (2021) prepared by Savills 
(Appendix 5) that includes considers need and supply nationally and regionally. 

 Section 7 – looks at the specific opportunity provided by Stanton Park and its 
suitability for development, including reference to the support for the proposals 
by the Swindon and Wiltshire Local Enterprise Partnership. 

 Section 8 – provides conclusions on our representation and sets out 
recommendations on what steps need to be taken by Wiltshire Council in order to 
ensure the production of a ‘sound plan’. 

1.6 The representation forms and this document have been submitted via email to 
Wiltshire Council’s Planning Policy Team. 
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2. Relevant National Planning Policy Context 

2.1 We now turn to consider the sections of the National Planning Policy Framework 
(NPPF) and Planning Practice Guidance (PPG) in relation to employment land, logistics 
and plan making which we consider of key relevance to our representation. 

The NPPF 

2.2 Importantly, paragraph 35, regarding the examination of plans, confirms that, as well 
as needing to be positively prepared, justified and effective, Plans are ‘sound’ if they  
are  “Consistent with national policy – enabling the delivery of sustainable development 

in accordance with the policies in this Framework.” 

2.3 In this context and the need for the emerging Wiltshire Local Plan to be consistent with 
national policy, the following paragraphs of the NPPF are considered to be of particular 
pertinence: 

Achieving sustainable development 

2.4 Paragraph 8 of the NPPF, under the heading ‘achieving sustainable development’ 
confirms the three overarching objectives of sustainable development including: 

“an economic objective –to help build a strong, responsive and competitive economy, 

by ensuring that sufficient land of the right types is available in the right places and at 

the right time to support growth, innovation and improved productivity; and by 

identifying and coordinating the provision of infrastructure”. 

 Plan-making 

2.5 Paragraph 22 confirms that strategic policies should look ahead over a minimum 15 
year period from adoption, to anticipate and respond to long-term requirements and 
opportunities. 

2.6 Under ‘Preparing and reviewing plans’ paragraph 31 of the NPPF confirms that: 

“The preparation and review of all policies should be underpinned by relevant and up-

to-date evidence. This should be adequate and proportionate, focused tightly on 

supporting and justifying the policies concerned, and take into account relevant market 

signals.” 

Building a strong, competitive economy 

2.7 The NPPF places significant weight on the need to support economic growth and 
productivity, including wider opportunities for growth2.  

2.8 Paragraph 80 confirms that: 

                                                           
2NPPF - Paragraph 80 
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“Planning policies and decisions should help create the conditions in which businesses 

can invest, expand and adapt.” 

2.9 Paragraph 81 goes onto states that policy should: 

“a) set out a clear economic vision and strategy which positively and proactively 

encourages sustainable economic growth, having regard to Local Industrial Strategies 

and other local policies for economic development and regeneration;  

b) set criteria, or identify strategic sites, for local and inward investment to match the 

strategy and to meet anticipated needs over the plan period;  

c) seek to address potential barriers to investment, such as inadequate infrastructure, 

services or housing, or a poor environment; and  

d) be flexible enough to accommodate needs not anticipated in the plan, allow for new 

and flexible working practices (such as live-work accommodation), and to enable a 

rapid response to changes in economic circumstances.” (our emphasis) 

2.10 Importantly, paragraph 82 explains that: 

“Planning policies and decisions should recognise and address the specific locational 

requirements of different sectors. This includes making provision for clusters or 

networks of knowledge and data-driven, creative or high technology industries; and for 

storage and distribution operations at a variety of scales and in suitably accessible 

locations.” 

Planning Practice Guidance 

2.11 PPG provides further guidance on the implementation of national policy in the NPPF, 
and includes specific guidance on planning for the logistics sector, in recognition of the 
key role the sector plays in the UK economy. 

2.12 Within PPG related to ‘Housing and economic development needs assessments’, the 
following guidance is of particular relevance to our representations: 

Paragraph: 0273 How can market signals be used to forecast future need? 

 

“Strategic policy making authorities will need to develop an idea of future needs based 

on a range of data which is current and robust, such as: 

• sectoral and employment forecasts and projections which take account of 

likely changes in skills needed (labour demand) 

• demographically derived assessments of current and future local labour 

supply (labour supply techniques) 

                                                           
3 ID: 2a-027-20190220 
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• analysis based on the past take-up of employment land and property 

and/or future property market requirements 

• consultation with relevant organisations, studies of business trends, an 

understanding of innovative and changing business models, particularly 

those which make use of online platforms to respond to consumer 

demand and monitoring of business, economic and employment 

statistics. 

Authorities will need to take account of longer term economic cycles in assessing this 

data, and consider and plan for the implications of alternative economic scenarios.” 

 

 

Paragraph: 0314 How can authorities assess need and allocate space for logistics? 

 

“The logistics industry plays a critical role in enabling an efficient, sustainable and 

effective supply of goods for consumers and businesses, as well as contributing to local 

employment opportunities, and has distinct locational requirements that need to be 

considered in formulating planning policies (separately from those relating to general 

industrial land). 

Strategic facilities serving national or regional markets are likely to require significant 

amounts of land, good access to strategic transport networks, sufficient power 

capacity and access to appropriately skilled local labour. Where a need for such 

facilities may exist, strategic policy-making authorities should collaborate with other 

authorities, infrastructure providers and other interests to identify the scale of need 

across the relevant market areas. This can be informed by: 

 engagement with logistics developers and occupiers to understand the 

changing nature of requirements in terms of the type, size and location 

of facilities, including the impact of new and emerging technologies; 

 analysis of market signals, including trends in take up and the 

availability of logistics land and floorspace across the relevant market 

geographies; 

 analysis of economic forecasts to identify potential changes in 

demand and anticipated growth in sectors likely to occupy logistics 

facilities, or which require support from the sector; and 

 engagement with Local Enterprise Partnerships and review of their 

plans and strategies, including economic priorities within Local 

Industrial Strategies.” (our emphasis) 

                                                           
4 ID: 2a-031-20190722 
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Strategic policy-making authorities will then need to consider the most appropriate 
locations for meeting these identified needs (whether through the expansion of 
existing sites or development of new ones). 

Authorities will also need to assess the extent to which land and policy support is 
required for other forms of logistics requirements, including the needs of SMEs and of 
‘last mile’ facilities serving local markets. A range of up-to-date evidence may have to 
be considered in establishing the appropriate amount, type and location of provision, 
including market signals, anticipated changes in the local population and the housing 
stock as well as the local business base and infrastructure availability.” 

 

 

2.13 Taking into account the above national policy guidance, which the Wiltshire Local Plan 
must be consistent with and which are highly relevant to our client’s proposals at 
Stanton Park, we now turn to consider the Review consultation documents, namely the 
Emerging Spatial Strategy, and its supporting evidence base.  

 

 

Summary of National Planning Policy 

 Local Plans should look ahead over a minimum 15 year period. 

 

 Planning policies should help create the conditions in which businesses can 

invest, expand and adapt, with the Government placing significant weight on the 

need to support economic growth. 

 

 The NPPF and PPG require the specific locational requirement of logistics 

employment to be considered and PPG makes clear that planning policies for 

such development should be formulated separately from those relating to 

general industrial land.  
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3. The Emerging Spatial Strategy 

3.1 On review of the Council’s online comment form it appears there is only one key 
question posed for this document – that is a request to: 

‘Please enter any comments you have regarding the Emerging Spatial Strategy’. 

3.2 Whilst the Emerging Spatial Strategy document is generally focused on future housing 
delivery, it does touch on employment land needs, which is informed by an evidence 
base including the Employment Land Review (ELR) (2018) and the Functional Economic 
Market Area Assessment (FEMA) (2017). 

3.3 Our representations, therefore, primarily focus on these discreet areas against the 
backdrop of the wider logistics picture across the UK and regionally and on the 
significant strategic opportunity presented by our client’s Stanton Park site. 

3.4 Before that, however, we set out concerns regarding the proposed Local Plan period. 

Local Plan Review Period 

 
3.5 The LPR Period is proposed as being up to 2036. We acknowledge that the 2036 figure 

is derived from the Strategic Housing Market Assessment and Functional Economic 
Market Area Assessments previously produced as part of the Plan evidence base, which 
both consider the requirement for new homes and jobs up to 2036. 

3.6 Although we acknowledge there is efficiency for the Council in using the evidence base 
that has already been commissioned and produced (although we do raise significant 
concerns regarding the approach and suitability of that evidence base), it must be fit 
for purpose to produce a positively prepared and effective Plan. 

3.7 Fundamentally we caution against progressing the LPR with what we consider to be a 
short plan period, and recommend updating the relevant evidence base to allow 
adoption of a longer plan period for the LPR. This will allow the Council to plan for 
longer term needs, including for employment. Importantly, the NPPF, at paragraph 22, 
states: 

“Strategic policies should look ahead over a minimum 15 year period from adoption, to 

anticipate and respond to long-term requirements and opportunities, such as those 

arising from major improvements in infrastructure.” (our emphasis) 

3.8 The Council’s latest Local Development Scheme (July 2020) anticipates adoption of the 
LPR in Q2 2023 -  this would leave just 13 years from adoption to the expiry of the plan 
period, less than advised by the current, and emerging draft NPPF. On this basis the 
emerging LPR is not being positively prepared and is inconsistent with national policy. 

3.9 We advise formulating the LPR for a period of at least 15 years from the expected 
adoption date to ensure soundness can be demonstrated as a minimum, however in 
the spirit of positive preparation, and given the scale of development proposed in 
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Wiltshire, we recommend formulating the LPR over a longer period such as to 2040 or 
beyond.  

 

The Emerging Spatial Strategy: Plan Period 

 The Plan period should be extend to 2040 to ensure that a minimum 15 year 
period is achieved from adoption – needs, including those for strategic 
employment, and specifically logistics employment in that extended period 
should be determined.  
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4. Planning for Chippenham 

4.1 This Section provides commentary on the Planning for Chippenham (PFC) papers5, 
although it is noted that the papers are very much focused on proposals for the town 
itself and the general employment needs arising locally. The ‘Site Selection Report for 
Chippenham’ is very much focused on sites within and immediately adjoining the town 
and do not extend to a consideration of land and its suitability at Junction 17. 

4.2 Under ‘Settlement Profile on page 21’ the paper recognises that:  

“Chippenham, one of many vibrant market towns, is located with the Swindon and 

Wiltshire Local Enterprise Partnership (LEP) Growth Zone, which has the highest density 

of businesses in the LEP area.”  

4.3 The same section confirms that “Sites granted planning permission recently include 

Land at J17, M4 (St Modwen Park) for use class B8 Storage and Warehousing uses”. 
However, there is no suggestion that the paper considers the future of other land at 
Junction 17 nor wider strategic proposals that will support the aspirations of the LEP 
and the intentions of the Growth Zone.  

4.4 Paragraph 9 of PFC consultation document confirms that “On current evidence, 5 ha 

additional employment land is needed at Chippenham.” It is important to recognise 
that this current evidence of need is based on the general industrial and employment 
market and not for large scale, strategic logistics which PPG confirms “has distinct 

locational requirements that need to be considered in formulating planning policies 

(separately from those relating to general industrial land).”6 In respect of this PPG 
requirement, we consider, further, the adequacy and findings of the Council’s evidence 
based in the Section 5 of our representations.  

4.5 The current evidence for 5 ha of employment land is translated into emerging 
proposals for 3ha of employment land at ‘Site 1 East Chippenham’ and approximately 
5ha of employment at ‘Site 2 South Chippenham’. It is clear that these suggested 
allocations and levels of employment land are not intended for, nor would be suitable 
for, strategic logistics proposals and these 3ha and 5ha allocations compare to the 
Stanton Park Site standing at c.21ha. 

4.6 The PFC consultation paper, under ‘Place Shaping Priorities’ does recognise that 
development in the town should: 

“provide new employment opportunities with a strong emphasis on timely delivery to 

redress the existing levels of net out-commuting within the town and enable people to 

live and work locally.” 

4.7 As we will set out later in our representation, our client’s Stanton Park proposals have 
the potential to deliver a significant number, and range, of new jobs in close proximity 

                                                           
5 Planning for Chippenham and Site Selection Report for Chippenham 
6 ID: 2a-031-20190722 
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to the town which, through the implementation of a sustainable transport strategy, 
can be easily and sustainably accessed and so can help to address this priority.  

4.8 Indeed, it is also important for the Local Plan Review to recognise the economic impact 
of the Covid-19 Pandemic and rise in unemployment in Wiltshire, and in Chippenham, 
and to be clear on the ability of new employment land and development to support job 
creation. In January of this year, 11,510 Wiltshire residents were unemployment and 
claiming out of work benefits, compared to 4,950 in January 2020)7. In Chippenham, 
there were 980 people unemployed and claiming out of work benefits in January 2021. 
The number of claimants has increased from 455 in January 2020 (a 115% rise)8.  

4.9 It is clear from our review of the Planning for Chippenham Papers, that these do not 
consider the future of land at Junction 17. The Papers consider general industrial and 
employment needs only and do not consider the need for wider strategic employment. 
Nevertheless, the Papers recognise the desire to address current high levels of out 
commuting from the town and it is clear that the Stanton Park proposals can play a key 
role in this respect. It is important for the Council to also recognise the impact of the 
Covid-19 Pandemic and the important role that the Local Plan Review can play in 
supporting job creation and economic recovery.  

 

                                                           
7 ONS Claimant Count by sex and age, January 2021 
8 Ibid 

Planning for Chippenham: Summary of Representations 

 The Planning for Chippenham Papers consider the general industrial and 
employment needs only and do not consider the need for wider strategic 
employment. 

 The employment land proposed to be allocated within East and South 
Chippenham is 3ha and 5ha only respectively and would not be suitable for a 
large scale logistics development. 

 Whilst the approval of employment development at Chippenham Gateway is 
referenced, the Papers do not consider land availability or suitability around 
Junction 17. 

 The Papers recognise the desire to address current high levels of out commuting 
from the town and it is clear that the Stanton Park proposals can play a key role in 
this respect.  

 Levels of unemployment have increased in Wiltshire and at Chippenham. It is 
important that the Council recognises the economic impact of the Covid-19 
Pandemic and the important role that the Local Plan Review can play in 
supporting job creation and economic recovery.  
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5. Review of the Council’s Evidence Based on 
Employment Needs 

5.1 The NPPF requires Local Plans to be based on “relevant and up-to-date evidence” which 
is focused on “supporting and justifying the policies concerned” and takes “relevant 

market signals” into account9. The PPG confirms the continued requirement to prepare 
and maintain robust evidence of both existing businesses’ needs and likely changes in 
the market10. 

5.2 The Council’s assessment of the need for employment land over the emerging plan 
period (2016 – 2036) is presented within two documents: 

• The Functional Economic Market Area Assessment11 (FEMAA), which was 
finalised in December 2016; and 

• The Employment Land Review (ELR), which was finalised in May 2018 and takes a 
consistent approach that builds upon the FEMAA. Appendix 5 (produced in 
December 2017) in particular reviews ‘floorspace and employment land 

demand’. 

5.3 The evidence base assesses likely employment growth and associated land 
requirements, initially broken down to three functional economic market areas 
(FEMAs) defined through the FEMAA: 

• Swindon/M4 corridor FEMA; 

• A350/West Central Wiltshire Towns FEMA; and 

• Salisbury/Amesbury/A303 Corridor FEMA. 

5.4 It is of note that Junction 17 of the M4 falls within both the Swindon/M4 Corridor and 
the A350 and West/Central Wiltshire Towns FEMAs as defined by this Assessment. This 
is to be expected given the location is highly strategic and relates strongly to both the 
M4 and A350. 

5.5 Whilst this overlap is acknowledged, evidence prepared by Savills highlights a concern 
regarding subsequent stages of assessment which, by virtue of seeking to match the 
identified FEMAs to best-fit HMAs, erroneously locates Junction 17 solely within the 
A350 FEMA12 for the purposes of the assessment. Savills highlight that unlike the other 
HMAs, the Chippenham HMA within which the site is located, is not confined to any 
one proposed FEMA area with the northern part of the HMA, incorporating the M4, 
clearly falling within both the Swindon/M4 Corridor FEMA, as well as the A350 FEMA.  

                                                           
9 National Planning Policy Framework, MHCLG, July 2018, paragraph 31 
10 PPG Reference ID 61-033-20180913 
11 Swindon and Wiltshire Functional Economic Market Assessment, Hardisty Jones Associates, December 2016 
12 Savills (2018) Market Assessment Report, paragraph 5.13 and 5.14 (see Appendix 4) 
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5.6 This is considered to be a fundamental flaw with employment land requirements and 
subsequent recommendations established for the A350 FEMA having little regard to 
the role of the M4 as being a key driver of demand and lead to an inaccurate analysis 
of the economic and market conditions affecting this location13. This omission severely 
limits the reliance that can be placed on both the evidence base and employment 
policies it informs.     

5.7 Although it is considered that the characteristics of both the A350 FEMA and 
Swindon/M4 FEMA are relevant to any assessment of need in this location, it is of note 
that the assessment of need – initially presented in the FEMAA, and latterly within the 
ELR - relies heavily on baseline forecasts sourced from Cambridge Econometrics and 
Oxford Economics that were produced in 2016. These forecasts no longer constitute 
the “relevant and up-to-date evidence” upon which emerging employment policies 
should be based.   

5.8 The forecast employment growth for sectors occupying B8 Storage and Distribution 
(600 jobs over 20 years, or 30 job per annum) are also considered to significantly 
underplay the role and potential future contribution of the sector. For example, the 
forecasts take no account of drivers of logistics demand, particularly the growth of e-
commerce since 2016, nor will they capture unmet market needs emanating at a 
regional level.   

5.9 The inclusion of B8 storage and distribution land requirements within a generalised 
‘industrial’ category also limits full consideration of the extent to which the specific 
needs of the logistics sector will be met within Wiltshire over the period to 2036.  

5.10 The consideration of past take up over the period from 1996 – which is subsequently 
used in both the FEMMA14 and the ELR15 to justify and support the conclusions of the 
forecasting exercise – is also considered to be unreliable. Such an approach will be 
heavily influenced by land supply and previous policy approaches which will not reflect 
more recent market trends and the changing land and property requirements of the 
sector.  

5.11 A key concern, therefore, is that in the absence of a suitably robust assessment of 
logistics needs there is a risk that the employment land policies will be ineffective at 
meeting the specific needs of the sector.  

5.12 Within this context, it is of note that the revised NPPF now makes explicitly clear the 
importance of providing for “storage and distribution operations at a range of spatial 

scales and in suitably accessible locations” through “planning policies and decisions” 
which “recognise and address the specific locational requirements of the sector”16.  

5.13 The PPG was subsequently updated in July 2019 to guide authorities’ assessments of 
the need to allocate space for logistics space.  It now emphasises that: 

                                                           
13 Ibid, paragraph 5.15 
14 Hardisty Jones Associates (2016) Swindon and Wiltshire Functional Economic Market Assessment, paragraph 6.8 
15 Hardisty Jones Associates (2017) Wiltshire Employment Land Review, Appendix 5 paragraph 2.5.4 
16 MHCLG (2019) National Planning Policy Framework, paragraph 82 
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“The logistics industry plays a critical role in enabling an efficient, sustainable and 

effective supply of goods for consumers and businesses, as well as contributing to local 

employment opportunities, and has distinct locational requirements that need to be 

considered in formulating planning policies (separately from those relating to general 

industrial land)”17 

5.14 It recognises that these requirements range from “strategic facilities serving national or 
regional markets” through to “last mile facilities serving local markets”, with the 
former in particular requiring “significant amounts of land, good access to strategic 
transport networks, sufficient power capacity and access to appropriately skilled 
labour”18. Authorities are expected to draw together “a range of up-to-date evidence” 
to establish “the appropriate amount, type and location of provision”, informed by 
“market signals, anticipated changes in the local population and the housing stock, as 
well as the local business base and infrastructure availability”19. 

5.15 It is evident that the value of logistics as an economic contributor, both in its own right 
and in terms of supporting other business sectors and meeting societal demands, has 
been overlooked in the preparation of the emerging Local Plan and its informing 
evidence, which is now outdated and considered to be inadequate for plan making.    

5.16 It is therefore incumbent on the Council to robustly assess the needs of the logistics 
sector based on evidence that is current and robust. Indeed, the dynamic nature of the 
economy is precisely why the NPPF expects planning policies to be underpinned by ‘up-
to-date evidence', and subjected to ongoing monitoring and review to respond to 
changing circumstances. 

5.17 In addressing the notable deficiencies it is strongly recommended that the Council has 
regard to updated market evidence presented by Savills (Appendix 5) alongside recent 
published evidence on the strategic importance and contribution of the logistics sector 
to the sustainable operation of the UK economy. These aspects are considered in more 
detail below.    

                                                           
17 PPG Reference ID 2a-031-20190722 
18 Ibid 
19 PPG Reference ID 2a-031-20190722 

The Council’s Employment Evidence Base: Summary 

 The Council’s evidence base is fundamental flawed with employment land 
requirements and subsequent recommendations established for the A350 
FEMA having little regard to the role of the M4 as being a key driver of demand 
and lead to an inaccurate analysis of the economic and market conditions 
affecting this location 

 It is also evident that the value of logistics as an economic contributor, both in 
its own right and in terms of supporting other business sectors and meeting 
societal demands, has been overlooked in the preparation of the emerging 
Local Plan and its informing evidence, which is now outdated and considered to 
be inadequate for plan making.    
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6. The Strategic Importance of the Logistics 
Sector  

6.1 As an industry, logistics has grown significantly in recent years, employing over 1 
million people and generating £130 billion Gross Value Added for the UK’s economy 
annually by latest estimates20.  

6.2 The sector is an integral and essential element of the national economy and underpins 
the efficient operation of activity in most sectors. It supports a range of industries from 
manufacturers to wholesalers and importers, retailers and E-commerce businesses as 
well as parcel carriers and third party logistics providers.  

Drivers of demand – online retail  

 
6.3 The continuing growth of E-commerce – accelerated by the Covid-19 pandemic - has 

been, and will continue to be, an important structural driver of logistics demand.   

6.4 Retail is driving strong levels of take up, accounting for a third of transactions due to 
strong e-commerce growth, with other occupier sectors that have experienced 
increased demand during the pandemic (such as 3PLs, parcel carriers and food 
producers) also contributing significantly to leasing activity21. 

6.5 Whilst the Covid-19 pandemic has accelerated demand, this trend is not expected to 
dissipate.  The trend of people now shopping online, has installed new habits and 
behaviours which will continue to drive demand for logistics space. 

6.6 Recent research prepared by Turley on behalf of Tritax Symmetry cites evidence that 
indicates that ten years of forecast e-commerce growth occurred in the first month of 
the national lockdown reflecting the pace of this change in consumer spending 
patterns which in turn influence warehouse floorspace demand22.  

6.7 This trend can be further evidenced with reference to the chart below produced by 
Savills, which shows the gradual growth in online retail sales from 2007, with these 
increasing sharply during 2020.  

 

 

 

 

 

                                                           
20 Tritax Symmetry (2020) The Increased Importance of Logistics During Covid-19 and Beyond, p1 
21 Ibid. 
22 Ibid, p3 
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Figure 1: Online retail sales as a proportion of total retail sales (Source: Savills, 2021) 

 

6.8 The impact on demand is quantified in the accompanying Savills evidence23 which cites 
research by Prologis that estimates every additional £1 billion of online sales results in, 
on average, an additional 775,000 sq ft of demand for warehouse space. It goes on to 
reference forecasts that indicate that by 2024 an additional 44.9 million sq ft of 
warehouse space is needed across the UK to meet the demand of the online retail 
sector alone. This is a pre-pandemic estimate however, and Savills estimate that if 
online retail grows at 5% above the previous assumptions – as could be reasonably 
expected given the rapid growth of online retail during 2020 - then an additional 71.1 
million sq ft of warehousing will be required in the UK to meet the forecast need24.  

6.9 This demand will not just be confined to established logistics locations. With instant 
gratification becoming the norm, and the number of companies offering next day, 
same day and on demand deliveries increasing, there is increasing demand for 
additional local level logistics facilities in accessible locations to meet customer 
demands25. This in turn is resulting in stronger demand in less established and 
emerging logistics markets across the country.   

6.10 These factors are also resulting in new operational models that require ‘the right type 

of logistics space in the right locations’, from national and regional distribution through 
to last mile fulfilment and pick up points26. Last mile operations in particular must be 
located in the ‘sweet spot’ that balances immediate proximity to the consumer, labour 
force availability and accessibility via the road network, and generally requires units of 

                                                           
23 Savills (2021) Supplemental Market Assessment (Addendum to the November 2018 Report), para 4.1 
24 Ibid, para 4.4 
25 National Infrastructure Commission (2019) Better Delivery: The Challenge for Freight, Freight Study Final Report,  
26 BPF (2019) What Warehousing Where? Understanding the relationship between homes and warehouses to 
enable positive planning, p11 and p21 
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up to 100,000sqft27 (c. 9,300sqm). This in turn is resulting in stronger demand in less 
established and emerging logistics markets across the country.   

6.11 However, a lack of available sites and stock continues to act as a major barrier 
preventing occupiers from achieving the desired ‘sweet spot’, resulting in longer travel 
distances, more carbon emissions, greater fuel and driver cost to the business and a 
reduced ability to meet customer demand for quick deliveries28. 

Drivers of demand - supply chain storage  

 
6.12 The critical nature of an efficient logistics supply-chain also needs to be considered and 

proactively planned for. Research prepared by Turley on behalf of Tritax Symmetry in 
late 2020, highlighted that manufacturing related demand is likely to continue to 
increase, particularly as operators look to build in supply chain resilience to enable 
them to more quickly respond to unforeseen events29.  

6.13 In responding to wider macro-economic issues which may restrict the import of 
international goods, manufacturers are also increasingly looking at near-shoring 
manufacturing and storage, moving from ‘just in time’ to ‘just in case’ solutions. The 
report cites research undertaken by Savills30 which indicates that this alone could 
increase demand for warehouse space by 20%. 

Drivers of demand – housing growth  

 
6.14 Consumer demand is highly sensitive to changes in population. Evidently as the 

population grows, and more homes are delivered across the country, additional space 
for the required logistics response will also be needed, as demonstrated by previous 
Turley research31. Drawing on commercial market data on warehouse floorspace, it 
was identified that there is presently 69 sq ft of warehouse floorspace, on average, for 
every home in England32. 

6.15 There are, however, significant variations in this ratio, reflecting the role of different 
areas at the time of the research in terms of meeting national, regional and local needs 
within a national logistics network33. It is of note that the South West had a ratio of 45 
sqft of warehouse floorspace for every home34. Although this is lower than other 
regions, it was found that residents’ living in the region had a higher propensity to 
spend online, resulting in increased demand for last mile logistics responses.  

                                                           
27 Ibid, p21 and p46 
28 Ibid, p49-50 
29 Tritax Symmetry (2020) The Increased Importance of Logistics During Covid-19 and Beyond, p6 
30 Savills (30 September 2020) Increase in UK Manufacturing to Cause Ripple Effect on Warehouse Demand in The 
Logistics Point https://www.thelogisticspoint.com/post/ increase-in-uk-manufacturing-to-cause-ripple-effect-on-
warehouse-demand   
31 BPF (2019) What Warehousing Where? Understanding the relationship between homes and warehouses to 
enable positive planning, 
32 Based on 1.64 billion sqft of warehouse floorspace divided by 24 million homes in England in 2017 
33 BPF (2019) What Warehousing Where? Understanding the relationship between homes and warehouses to 
enable positive planning, p29 
34 Ibid, p30 
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6.16 The above ratios, although not representing absolute figures, are evidently beneficial in 
highlighting an important and measurable relationship between homes and 
warehousing, in turn providing a useful benchmark against which to consider the level 
of logistics space that has been delivered and is being planned to meet needs over the 
period to 2036.   

6.17 In preparing the Local Plan Review, the emerging Spatial Strategy identifies a potential 
need for up to 45,630 new homes over the plan period of 2016 to 2036. Given the scale 
of planned housing growth, the relationship between homes and warehousing 
evidently represents an important consideration for Wiltshire Council in preparing the 
new Local Plan.  

6.18 By way of illustration, the application of the regional ratio to the housing requirement 
over this period suggests that over 2 million sq ft of additional warehouse space would 
need to be provided on this measure alone to maintain the current relationship.  

The increased importance of logistics during the Covid-19 pandemic and beyond 

6.19 The logistics sector has also helped the UK to be resilient and ensured that household 
and business needs have been met under unprecedented lockdown conditions 
implemented in response to the Covid-19 pandemic.  

6.20 As well as being an essential component of how the UK has been able to continue to 
operate during Covid-19, the sector also has an important part to play in economic 
recovery. The Government has made the economic prerogative to support economic 
recovery clear, with local authorities and city regions encouraged to put economic 
recovery plans in place, while longer term Government ambitions to support ‘levelling 
up’ across the country have been evident since the publication of the Industrial 
Strategy in 201735. 

6.21 Unemployment has increased significantly across the country in the wake of the 
pandemic, with the number of people claiming out-of-work benefits standing at around 
2.23 million36. Total claimant have increased by 120% across England since January 
2020, highlighting the severity of the unemployment challenge that is faced. This 
challenge is affecting all areas of the country including businesses and people in 
regions which have historically been relatively strong and resilient to economic shocks.  

6.22 The Government is alert to the need for labour market flexibility and the imperative to 
provide support to help those that have lost their jobs back into employment. The 
scale and widespread nature of the unemployment challenge means that people 
affected may have to adapt, learn new skills and work in different business sectors. 

6.23 It is of note within this context, that the retail sector has been disproportionately 
affected by the Covid-19 pandemic, and since the start of 2020 has lost 125,000 jobs 
nationally. In contrast, the take up of logistics space over Q1 – Q3 is of a scale that 
would support approximately 54,000 on-site jobs37. It is therefore evident that the 

                                                           
35 HM Government (2017) Industrial Strategy: Building a Britain Fit for the Future 
36 ONS (2020) Claimant count by sex and age 
37 Tritax Symmetry (2020) The Increased Importance of Logistics During Covid-19 and Beyond, p3 
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growth in logistics has the potential to support some of the individuals who lost their 
jobs in retail.  

6.24 Employees in the two sectors have similar qualifications profiles, with around 70% of 
staff in both sectors having qualifications equivalent to NVQ3 or below, with a number 
of skills being transferable38. 

The role of logistics in providing higher value employment opportunities 

6.25 It would be a misconception, however, to conclude that the sector only provides jobs in 
lower skilled occupations. Indeed, the sector is increasingly requiring a range of skills 
with research39 finding that the proportion of office-based and managerial jobs have 
increased significantly over recent years, with a corresponding decrease in the 
percentage of jobs that are on the warehouse floor. The increase in office based roles 
also reflects the role of modern logistics units as integrated business operations - 
incorporating HQ offices with warehouse operations wrapped around40. 

6.26 Advances in technology have been a significant driver. Research41 published in 2020 
highlights that the adoption of technology is being mirrored by increases in technical 
positions and up-skilling of staff. Indeed, the report notes that technology is becoming 
ever more prevalent within the sector including vehicle technology, big data paired 
with artificial intelligence for load optimisation, multi-shuttle systems, smart storage, 
3-D printing, swarm autonomous vehicle robots, smart glasses and picking robotics. 
These technologies can lead to larger throughput, increased productivity and 
efficiencies within the system as well as changes in the skills required of the labour 
force, including IT skills, engineering, and analytics. Logistics companies are increasingly 
hiring technical staff or up-skilling existing staff in IT skills to adapt to this change in 
operational approach42. 

6.27 This is a trend that is set to continue, with survey research published by the CBI 
suggesting that almost 80% of UK logistics firms expect to increase the number of 
higher-skilled logistics roles over the coming years43. 

Reducing Impacts on the Environment 

6.28 The availability of land for distribution centres and other infrastructure has previously 
been recognised as being crucial for the efficient operation of the sector, and in 
particular for enabling optimised ‘last mile’ facilities from which to run efficient and 
low congestion operations44. Conversely, locating a facility in  sub-optimal locations can 
lead to longer travelling distances giving rise to more carbon emissions, greater fuel 

                                                           
38 Ibid.  
39 Prologis (September 2019) Delivering the future: the changing nature of employment in distribution warehouses 
40 Tritax Symmetry (2020) The Increased Importance of Logistics During Covid-19 and Beyond 
41 BPF (2020) Delivering the Goods in 2020 
42 Ibid, p6 
43 FTA (2019) FTA Logistics Skills Report: 2019  
44 National Infrastructure Commission (2019) Better Delivery: The Challenge for Freight, Freight Study Final Report 
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and driver time costs to business, and a reduced ability for logistics operators to meet 
customer demands for quick deliveries. Access to labour may also be reduced45.  

6.29 It follows that locating local (or ‘last mile’) logistics facilities near to existing 
concentrations of population and likely areas of housing and population growth has the 
potential to facilitate more efficient patterns of distribution, reducing operating costs 
and environment effects46.  

6.30 To proactively manage the impacts of the industry on climate change and congestion 
the NIC has also previously made calls for better planning at an early stage of statutory 
plan making process to mitigate the environmental impacts of the sector. This 
included, amongst other recommendations, the need to:   

“provide and protect sufficient land/floorspace for storage and distribution activities on 

the basis of population and economic need, with particular consideration for the 

floorspace requirements for last mile distribution and consolidation centres” and 
“support the clustering of related activities within a supply chain, minimising the 

distance that goods must be moved and maximising the potential for efficient 

operations”47.  

6.31 Within this context, failing to properly plan for the needs of a logistics sector that forms 
an integral and essential element of the way our economy works will have far reaching 
consequences: 

“Not providing enough land, in the right location at the right time will inevitably force 

operators to make compromises to meet their needs (or worse withhold investment), 

with suboptimal locations resulting in both economic and environmental costs – directly 

at odds with two of the fundamental tenets of the NPPF and ultimately the 

achievement of sustainable development”48. 

 

                                                           
45 BPF (2019) What Warehousing Where? Understanding the relationship between homes and warehouses to 
enable positive planning, p50 
46 Ibid 
47 National Infrastructure Commission (2019) Better Delivery: The Challenge for Freight, Freight Study Final Report, 
p14 
48 Turley (2015) The Land that Time Forgot 

The Logistics Sector: Summary 

 We have identified the significant role of logistics in the UK economy and have 
provided up-to-date evidence on the increasing and accelerating need for 
logistics space, which is not being matched by available or planned supply.  
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7. Stanton Park: The Opportunity 

Wiltshire and SW Regional Needs for Strategic Logistics Employment 

7.1 As well as looking at the national UK logistics market, Savills’ Market Assessment 
Report 2021 Addendum (Appendix 5) also draws a number of specific conclusions in 
relation to the south west logistics market; the inherent lack of supply; and potential 
for significant investment to be lost from the Region if adequate supply is not provided 
in Wiltshire. The Report finds: 

i. The south west has the lowest level of speculative development across the 
nation with just 360,000 sq ft under construction or 4 %49. Of note, the 
speculative floorspace coming forward is in just a single building being 
developed by Stoford at Mountpark, Bristol50;  

ii. In the south west, the average take up in the last 5 years is 2.12 m sq ft showing 
take up is accelerating. Of the accommodation taken in 2020 this was all either 
grade A, speculatively developed or Built to suit, rather than existing poorer 
employment land stock51; 

iii. Of the 32m sq ft available on a national level just 5.45% of the accommodation 
on the market is located in the south west region.  This supply represents c 1.75 
m sq ft.  Of that supply of existing accommodation less than 500,000 sq ft is new 
speculatively built accommodation. This level of supply represents less than 1 
year supply using 5 year average take up figures52; 

iv. Active/known requirements in the Wiltshire and south west market include 10 
unsatisfied/live requirements for up to 2.7 million sq ft of floorspace. A number 
of the requirements are south west focused (rather than specifically related to 
Wiltshire) and by the very nature of the requirement will gravitate towards the 
deliverable building/land supply53; 

v. Larger requirements are relatively more footloose in the market and rely on 
deliverability amongst other criteria.   Savills highlight demand being satisfied in 
other south west locations that had initially been Wiltshire focussed such as The 
Range and Bart Ingredients. Without adequate land supply and pipeline, the 
requirements will go elsewhere in the region as demonstrated in these two 
examples54;      

vi. A review of absorption levels (the rate of take up of infrastructure ready sites) 
has shown the likely level of take up being in the order of 360,000 sq ft or 18.50 
acres per annum, this is based on historic levels of take up and out of date with 

                                                           
49 Savills (2021) Supplemental Market Assessment (Addendum to the November 2018 Report), para 3.6 
50 https://mountpark.com/bristol/bristol-xl/  
51 Savills (2021) Supplemental Market Assessment (Addendum to the November 2018 Report), paras 5.3 and 5.4 
52 Ibid, paras 5.6 to 5.8 
53 Ibid, paras 7.1 and 7.2 
54 Ibid, para 10.5 

https://mountpark.com/bristol/bristol-xl/
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no consideration for the anticipated increases in demand. If we are to use 
Chippenham Gateway as the example of land supply at 1M sq ft being available – 
this would anticipate a supply to the market of only 2.75 years (2024)55 before 
complete, but using Panattoni park Swindon as an absorption rate would show 
less than a year before land supply is taken up. This highlights that existing 
commitments at Chippenham Gateway are wholly inadequate to meet the sale 
of demand across the plan period. 

7.2 Looking closer at the Chippenham Gateway scheme and absorption rates, the scheme 
already benefits from a completed unit extending to 106,000 sqft which achieved 
practical completion within 12 months of planning permission being granted. It has 
also been confirmed by Savills that terms have been agreed with an occupier for 
88,000 sqft. This therefore already represents a 20% take up of the scheme to date.  

7.3 Our representations have also highlighted that housing growth is also a driver for the 
need for logistics development. The emerging Spatial Strategy identifies a potential 
need for up to 45,630 new homes in Wiltshire over the plan period of 2016 to 2036 and 
the relationship between homes and warehousing evidently represents an important 
consideration for the Wiltshire Council in preparing the new Local Plan.  

7.4 The application of the regional ratio to the housing requirement over this period 
suggests that over 2 million sq ft of additional warehouse space would need to be 
provided on this county wide housing growth measure alone to maintain the current 
relationship. This is notwithstanding the wider housing growth envisaged in the south 
west, the generally accelerating demand for logistics space and the lack of supply in the 
Region.  

Supporting the Economic Objectives of the Swindon and Wiltshire Local Enterprise 

Partnership 

7.5 In a Wiltshire context, the Swindon and M4 corridor in the north of the SWLEP area, 
and A350 Corridor, which connects north and south Wiltshire, are identified as an 
important Growth Zones. The Swindon and M4 Growth Zone, which includes 
Chippenham and other market towns, is cited has having the highest density of 
businesses in the SWLEP area with the most prominent sectors including advanced 
engineering and manufacturing, banking, insurance and finance, construction and 
distribution and storage56. Advanced engineering and high value manufacturing57 are 
also prominent sectors in the A350 Growth Zone, alongside ICT and the visitor 
economy58. 

7.6 More widely, Wiltshire also forms part of a wider strategic geography, the ‘Western 
Gateway’ - a cross-border ‘super-region’ covering Swindon and Wiltshire, 
Gloucestershire, the West of England and cities in South Wales – which is already being 
supported by the Government in its ambition to deliver significant economic growth.  

                                                           
55 Ibid, paras 1.8 and 10.4 
56 SWLEP (2020) Emerging Local Industrial Strategy, p27 
57 Ibid, p27 
58 Ibid, p27 
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7.7 Advanced manufacturing and engineering is identified as one of the Gateway’s key 
sectors59. It is of note that the emerging SWLIS provides support for growing the area’s 
high value manufacturing sector60 and maximising opportunities presented by 
Wiltshire’s location in the Western Gateway area, including the areas connectivity and 
greater exporting power61.  

7.8 A recent study concluded that businesses in the area already benefit greatly from the 
Western Gateway’s location and transport connectivity, offering road and rail 
connections to tech and other creative sectors in London, and traditional 
manufacturing regions in the Midlands62. The transport connectivity to the wider South 
East, Midlands and Oxford-Cambridge Arc, is also noted63.  

7.9 In combination these factors have the potential to act as important drivers of logistics 
demand in Wiltshire with the connectivity provided by the M4 evidently representing a 
major locational strength and opportunity upon which to build in order to support, and 
benefit from, investment being planned across this wider geography.  

7.10 Importantly, the proposals at Stanton Park are supported by the Swindon and 

Wiltshire Local Enterprise Partnership (LEP). A letter of support is provided at 
Appendix 6 to this representation and confirms that: 

 In its guiding strategic document, the Local Industrial Strategy, the LEP state that it 
will seek to influence the allocation of employment land and new homes within 
local plans for Swindon and Wiltshire, focussing on the areas with high potential 
for significant economic benefit.  

 Junction 17 is of major importance to the LEP as it is at the meeting point of two 
our identified Growth Zones – Swindon and the M4 and the A350 Corridor. 

  £75m from the Housing Infrastructure Fund has been awarded to Chippenham to 
improve road connectivity between east and south of the town, linking the A350 
at the northern and southern ends of the town, alongside the improvements 
around the M4 junction 17. This will alleviate current traffic congestion and create 
capacity for future growth, including building of up to 7,500 new homes and 1 
million square feet of commercial space over the next 25 years. 

 The development at Stanton Park will bring benefits to the area during its 
construction and once complete will be operating in a sector, distribution and 
logistics, which has a resilient growth path due to changes in consumer behaviour 
over recent years, which has now been accelerated by the Covid 19 pandemic. 

 That the economic investment in Wiltshire, the significant jobs that will entail from 
the proposals and the overall significant positive effect on the Wiltshire economy 
are powerful reasons to support the scheme. 

                                                           
59 Western Gateway Partnership (2020) Western Gateway – propelling a greener, fairer, stronger Britain 
60 Ibid, p9 
61 Ibid, p2 
62 Oxford Economics and HJA (2021) Western Gateway Economic Position Statement, paragraph 3.2 
63 Oxford Economics and HJA (2021) Western Gateway Economic Position Statement, p8 
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7.11 The support of the LEP is very welcomed by our client. In the context of national policy, 
paragraph 81 of the NPPF requires policies to have regard to Local Industrial Strategies, 
and PPG64 guides that strategic policy makers should engage with Local Enterprise 
Partnerships in order to help identify the scale and need for logistics development  

7.12 Our client intends to continue to engage proactively with the LEP, and with Wiltshire 
Council to bring forward these proposals. Importantly, however, our client requires the 
necessary positive planning policy context to provide the necessary support for the 
intended significant economic investment that the LEP strongly supports.  

7.13 Without the allocation of land at Junction 17, potential investment in Wiltshire will be 
lost. A number of the occupiers that have been attracted to the availability and 
deliverability of sites in neighbouring authorities would have considered Wiltshire, had 
there been a deliverable solution available. These include, but are not limited to, Barts 
Ingredients, The Range, Amazon, DHL and Lidl who have committed to sites in 
Avonmouth and have contributed to the 4.65million square feet of development 
carried out in the area of the previous 5 years. In addition, approximately 3million 
square feet of development has been contracted in Swindon for Iceland, Amazon and 
B&Q in recent years. 

The Benefits and Suitability of Land at Junction 17 for Strategic Logistics 

7.14 In respect of Policy support within the emerging Spatial Strategy, paragraph 3.47 does, 
to a degree, acknowledge that Junction 17 of the M4 is of wider strategic importance, 
stating: 

“Some land for employment uses has become established adjoining junction 17 of the 

M4. This employment development was considered essential to the wider strategic 

interest of the economic development of Wiltshire, in accordance with Core Policy 34 of 

the current Wiltshire Core Strategy. Any further growth will need to be of the same 

significance. Continued growth may also justify a more comprehensive treatment of the 

area to ensure its role is defined distinct from settlements that might otherwise be 

undermined and to consider what infrastructure or other uses can help to support 

sustainable development objectives.” 

7.15 Our client supports this acknowledgement, but is disappointed that the opportunity is 
not taken further and translated into any intention to provide a clear and positive 
planning policy framework for the area, a framework that is necessary for us to bring 
forward this important investment opportunity in the County, and one that is 
supported by the LEP. Indeed, at the current time (appreciating that the consultation is 
on an Emerging Strategy only at this stage), there is no stated intention to include a 
continuation of Core Policy 34, which lends support to additional employment 
considered to be of strategic importance, as a new policy in the Local Plan Review. 

7.16 We set out, below, why Junction 17 is of such strategic importance for the regional 
logistics market, and for Wiltshire as an authority. Indeed, our analysis shows that 
Junction 17 represents the most logical, if not the only, opportunity within Wiltshire to 
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meet this type of logistics need in the county, and benefit from the significant 
opportunities that flow from it.  

7.17 There are three motorway junctions along this particular stretch of the M5 corridor, 
two of which lie in Wiltshire. Junction 17, which principally serves Chippenham. 
Junction 16 further to the east predominantly serves Swindon and Junction 18 to the 
west, which falls just outside the Wiltshire administrative boundary and is better 
related to Bristol and the surrounding area. In order for Wiltshire to maximise the 
benefits that will arise from the significant economic investment of a strategic logistics 
development of this scale, such investment must be directed to Junction 17.   

7.18 The Constraints Plans enclosed at Appendix 7 demonstrate that all the land around 
Junction 17 is unconstrained from an environmental perspective, whereas Junction 18 
lies wholly within an Area of Outstanding Natural Beauty and partly within the 
Greenbelt.  Junction 16, which is at the very eastern extent of the Wiltshire 
administrative area and predominantly serves Swindon, is already well developed and 
any strategic employment here is likely to principally draw from the labour force within 
Swindon itself, and so Wiltshire would stand to benefit less from any strategic 
employment located at this junction.  

7.19 The Drive Time Plan enclosed at Appendix 8 demonstrates Junction 17’s unparalleled 
links to the strategic highway network and its wider reach across the UK within a one 
hour drive time. Its reach spans from just south of Worcester to the north, to Reading 
and Oxford (noteworthy given its strategic context in relation to the Oxford Cambridge 
Arc) to the east, Winchester to the south and Cardiff, Monmouthshire and Bridgwater 
to the west.  

7.20 The site is also located in close proximity to Chippenham and the significant labour 
pool provided by the town, and the benefit that its train station provides in respect of 
providing wider sustainable access (linked to our suggested sustainable transport 
strategy).  

7.21 Junction 17’s location is strategically positioned within the centre of Wiltshire adjacent 
to the M4 motorway corridor also allows it to be easily accessed by a wider Wiltshire 
population, giving access to a significant range and quantum of job opportunities. The 
plan at Appendix 9 confirms that 22,325 economic active people live within 
approximately 10 minutes’ drive time of the site. Within a 20 minutes’ drive time of the 
site, this increases to nearly 90,000 economic active people.  

Wiltshire Council’s Previous Findings on Chippenham Gateway 

7.22 The credentials of Junction 17 have already been demonstrated by St Modwen recently 
securing the granting of outline planning permission for 92,900 sq. m of B8 floorspace 
to the south east of Junction 17 at Chippenham Gateway (LPA Ref: 17/03417/OUT). 

7.23 It is worth highlighting at this point that the Chippenham Gateway proposals were 
assessed against the current Development Plan (Wiltshire Core Strategy 2015) and the 
key policy (Core Policy 34 (Additional Employment Land)) confirmed that outside the 
defined centres, employment developments would be supported, which are 
considered essential to the wider strategic interest of the economic development of 
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Wiltshire and where they meet a number of criteria and are supported by sufficient 
evidence. 

7.24 In his Report to the Strategic Planning Committee, dated February 2018, the case 
officer acknowledged the following, which are of significant relevance to Stanton Park 
and the strategic importance of Junction 17: 

• “The proposals will support the economic led strategy of the WCS contributing 

toward meeting the identified requirements for employment led and reducing 

out commuting from Wiltshire and by providing employment land in the M4 and 

A350 corridors which are a focus for growth and supported by the SWLEP.”; 

• “… J17 of the M4 does provide an ideal location for linkages between the south, 

east, west and midlands; supporting a distribution network and the changing and 

expanding nature of the logistics/distribution sector which is seeking greater 

connectivity. Clearly some of the existing sites in Swindon and Bristol could 

potentially meet some of the demand, however, this is not considered a 

sufficiently robust and defensible reason for refusal when such sites have been 

available for some time and have not come forward and whilst on-going demand 

is projected with supporting marketing information and the SWLEP 

demonstrating interest in and some support for growth at J17 M4 in Wiltshire.”; 

• The Report notes the significant level of demand in both the site itself and the 
wider search area. (Section 7 of our Appendix 5 now identifies 10 current 
requirements of up to 2.7 million sq ft);  

• Reference is made to the Council’s Economic Land Review, which acknowledges 
the development potential of locations at Junction 17; 

• Reference is also made to the Wiltshire Strategic Economic Plan, which states 
that employment sites at Junctions 15 and 16 (Swindon) and 17 (Chippenham) 
have the greatest potential for growth and have the added benefit of easy links 
to surplus public sector land; 

• The Report notes that the nature of the B8 Warehousing and Distribution Sector 
involves strategic level movement of goods with linkages across sectors and 
across regions indeed in some instances of much wider national, European and 
even international areas. In this context the Report  acknowledges that it can be 
argued that there is a strategic element to the Chippenham Gateway proposals; 

• The Report considered that submissions for Chippenham Gateway relating to 
impact to alternative allocated sites are reasonable.  

“The allocated and permitted sites in and around Chippenham are for various 

reasons not considered to be ideally suited to the delivery of the application 

proposals (large scale B8 uses) and indeed are more suited to a mix of 

employment uses of a range of scales particularly in the B1 and B2 use 

classes….Given the scale and nature of proposals they are considered to 

complement rather than compete with the allocated sites as no permitted sites 

could accommodate this type of development. Overall it is not considered that 
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the grant of permission does directly and clearly undermine employment 

development on allocated sites at Chippenham.” 

• The Report highlights that: 

“The site is however adjacent to the strategic road network and a major junction 

on that network. The proposed land use of B8 warehouse and distribution is 

ideally suited to such a location in access and operational terms. The proposals 

are also of a scale and nature that would not lend themselves to locations 

directly adjoining residential areas/existing settlements where it would 

potentially be necessary to utilise the local residential road network. Indeed 

previous proposals of this nature adjacent to Chippenham have been the subject 

of very significant objection with strong and very clear recommendations that the 

application site at J17 M4 be considered in preference.” 

7.25 The previous findings of Officers remain highly relevant and lend support to the 
opportunity provided by Stanton Park. It is relevant that the UK logistics sector has, 
since this Office Report in 2018, accelerated in respect of need and importance.    

Stanton Park – Site Suitability 

7.26 Of the three motorway junctions within or at edge of Wiltshire’s administrative 
boundary, Junction 17 is unquestionably the most suitable location for delivering a 
strategic employment opportunity within Wiltshire, and one which would benefit the 
authority the most.  

7.27 Junction 17 is not subject to any environmental constraints and has significant reach 
across the strategic highways network reaching as far as Cardiff, Reading and Oxford, 
which has particular significance given its relationship to the Oxford Cambridge Arc. 

7.28 The Stanton Park site itself has no environmental or landscape designations that will 
prelude development; the site is not at risk of flooding; and landscape work 
undertaken by EDP (and previously submitted to the Council – please see Appendix 3 
demonstrates that the site has the capacity to suitably accommodate the development 
with no unacceptable landscape effects.  

Stanton Park – Draft Masterplan 

7.29 The proposed Masterplan, provided at Appendix 2, have been developed with the 
benefit of Stoford’s significant experience in the employment sector, to create a 
development that responds to and meets expected market demands. The masterplan 
shows that the Site can deliver the following: 

1) The development of 5 employment units between c. 85,000 to 289,000 sq ft including 
warehouse and associated office space. 

2) A total of c. 848,000 sq ft across the development. 

3) Required space for loading; HGV parking; and car parking.  
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4) Landscaping and drainage attenuation. 

7.30 It is clear that the Site can deliver a significant quantum of employment development, 
across a range of unit sizes, with easy access to and from Junction 17 of the M4.  

Stanton Park – A Sustainable Transport Strategy 

7.31 A Sustainable Transport Strategy, prepared by BWB (Appendix 10) concludes that the 
site is well located for access to the strategic road network and junction 17 itself will be 
the subject of capacity improvements through the planning terms agreed for the 
recent Chippenham Gateway site; and will also benefit from £5 million of funding from 
the Housing Infrastructure Fund (HIF), which has been allocated for improvements to 
Junction 17.  

7.32 A preliminary design showing the potential access solution is appended to the 
Transport Strategy showing the upgrading of the existing junction to a signalised 
junction. BWB envisage that these signals would be linked to new signals at the A429 
approach to M4J17 provided either as part of a standalone mitigation scheme for the 
Site, or as an enhancement to the Chippenham HIF funded improvement scheme. 

7.33 The Site is in relatively close proximity of Chippenham, which would provide a 
significant labour source and the potential for wider accessibility via its train station. 
Therefore, in a similar manner to the approved Chippenham Gateway development, it 
is suggested that a shuttle bus service is provided to the Site. Any service should cover 
the key shift patterns of future users and route via Chippenham train station. 

7.34 Alternatively, in conjunction with local bus operators and the Chippenham Gateway 
development, a new scheduled bus service could be investigated to serve both 
developments. 

7.35 Given the accessibility of population centres such as Chippenham, Cirencester, Bristol 
and Swindon afforded by the Site’s proximity to the strategic highway network, car 
sharing is likely to be a viable opportunity for sustainable travel and can be actively 
encouraged and incentivised via a specific site scheme, or app-based system.  

7.36 Electric Vehicle and accessible parking spaces can be provided as part of the 
development of the Site. Therefore, potential incentives can include preferential 
parking and/or discounted electric vehicle charging for car sharers. 

Stanton Park – The potential for significant economic benefits for Wiltshire 

7.37 Strategic logistics development of this nature brings with it significant economic 
benefits. We have already set out, in Section 6 of this representation, national 
evidence on the importance of the logistics sector to the UK economy and the high 
volume of jobs, including higher grade jobs, which it can support.  

7.38 To demonstrate the specific economic opportunity for Wiltshire, the enclosed 
Economic Benefits Statement (Appendix 11) quantifies the potential economic benefits 
to the local Wiltshire and wider South West economies that are expected to arise from 
delivery of the proposed development at Stanton Park.   
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7.39 As the proposed development is completed and occupied, the following economic 
benefits are expected:  

OPERATIONAL PHASE ECONOMIC BENEFITS 

 
 Direct Employment – once operational, the employment floorspace is expected to support up 

to 1,620 gross FTE jobs on site. When allowances for leakage and displacement are made it is 
estimated that approximately 1,100 FTE jobs could be contained within the South West 

regional labour force, of which 920 FTE jobs are expected to be taken by residents of 

Wiltshire.  A range of managerial, professional, skilled trades and administrative jobs will be 
supported by the proposed development, providing a variety of employment opportunities in 
different occupations. 

 Indirect and Induced Employment – a further 550 FTE jobs would be supported within supply 

chain and related businesses, as well as through onward expenditure of wages within the 
South West regional economy.  This is inclusive of an estimated 230 FTE jobs supported in 
Wiltshire throughout the operational lifetime of the proposed development. 

 Productivity – the operation of the employment floorspace will generate a net additional GVA 

contribution of up to £166.1 million within the regional economy each year during occupation 
of the proposed development, including £146.1 million within Wiltshire. 

 Business Rate Revenue - it is estimated that the employment floorspace could generate a net 
uplift of approximately £2.4 million business rates revenue per annum. If this total, £1.2 in 

business rates revenue could be retained by Wiltshire Council per annum as a result of the 
proposed development. 

 Wage Expenditure – it is estimated that direct wage expenditure benefits for Wiltshire 
residents employed in the new jobs directly created could equate to £29.9 million per annum, 
in addition to an annual indirect wage expenditure effect of circa £5.4 million.  This therefore 
sums to a total wage generation of £35.3 million per annum.  This will support the local and 
wider economy through increased spending power in local shops and services. 

7.40 Prior to the operational phase, the following headline economic impacts are likely to 
be associated with the construction phase of the development: 

CONSTRUCTION PHASE ECONOMIC BENEFITS 

 

 Direct Employment – there will be significant investment of approximately £59.0 million in the 
construction of the proposed development.  This has the potential to support approximately 
520 person-years of direct employment with the construction sector. This equates to an 
average of 130 full-time equivalent (FTE) temporary jobs annually over an estimated 4-year 
construction period, of which it is estimated that 115 FTE jobs per annum could be sourced 
from the South West regional labour force, including 75 FTE jobs per annum locally within 
Wiltshire. 

 Indirect and Induced Employment - a further annual average of 60 FTE temporary jobs would 

be supported within the supply chain, related businesses, and onward expenditure within the 
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South West economy throughout the construction period, inclusive of 20 FTE jobs per annum in 
Wiltshire. 

 Productivity - the construction phase of the proposed development will generate a significant 
Gross Value Added (GVA) impact. The GVA generated during the proposed development’s 
construction phase has been calculated through analysis of Experian data relating to the 
average GVA generated per employee by sector in Wiltshire and the wider South West region. 
Applying the appropriate GVA figures to the numbers of direct, indirect and induced FTE jobs 
supported by the construction of the proposed development, it is estimated that the proposed 
development will generate £12.7 million net additional GVA contribution to the South West 
economy each year, equating to a total of £50.8 million over the estimated 4-year construction 

period, including a £40.8 million net additional GVA contribution to the Wiltshire economy. 

 

7.41 It is clear that significant economic benefits will result from the development at both 
construction and operational development stages. Indeed, it is feasible that the job 
numbers could greatly exceed the numbers suggested as certain sectors have a higher 
job density than are assumed in the economic benefits analysis.  

Stanton Park: Summary of the Opportunity:  
 

 Land at Junction 17 is the most logical opportunity for large scale, strategic employment in 
the County and is eminently suitable for logistics development.  

 The Stanton Park proposals will generate a net additional GVA contribution of up to £166.1 

million within the regional economy each year during occupation of the proposed 
development, including £146.1 million within Wiltshire. 

 The proposals have the potential to create 910 direct FTE jobs within Wiltshire when the 
development is operational and 75 FTE jobs per annum within Wiltshire during the 
construction phase.  

 The allocation of the Stanton Park Site is supported by the LEP. The proposals align with the 
LEP’s economic priorities and aspirations, as articulated through its Local Industrial Strategy. 
The LEP recognises the compelling economic reasons for supporting the proposals. 
Significant investment will be lost if the Site is not allocated for employment. 

 The site is available, suitable and deliverable; it has limited constraints and can appropriately 

accommodate the proposed development.  
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8. Conclusion and  Recommendations 

8.1 The NPPF requires plans and policies to be developed based on a relevant and up-to-
date evidence base. PPG specifically requires the need for and distinct locational 
requirements for logistics development to be considered separately from those related 
to general industrial land.   

8.2 It is evident that the value of logistics as an economic contributor, both in its own right 
and in terms of supporting other business sectors and meeting societal demands, has 
been overlooked in the preparation of the emerging Local Plan and its informing 
evidence, which is now outdated and considered to be inadequate for plan making.    

8.3 It is incumbent on the Council to robustly assess the needs of the logistics sector based 
on evidence that is current and robust. Indeed, the dynamic nature of the economy is 
precisely why the NPPF expects planning policies to be underpinned by ‘up-to-date 
evidence', and subjected to ongoing monitoring and review to respond to changing 
circumstances.  

8.4 We have identified the significant role of logistics in the UK economy and have 
provided up-to-date evidence on the increasing and accelerating need for logistics 
space, which is not being matched by available or planned supply.  

8.5 We have identified the opportunity at and strategic importance of Junction 17 as a 
suitable location for logistics employment and have identified why, if Wiltshire fails to 
allocate land here for strategic employment, significant investment is likely to be lost 
to the Region.  

8.6 A number of the occupiers that have been attracted to the availability and 
deliverability of sites in neighbouring authorities would have considered Wiltshire, had 
there been a deliverable solution available. These include, but are not limited to, Barts 
Ingredients, The Range, Amazon, DHL and Lidl who have committed to sites in 
Avonmouth and have contributed to the 4.65million square feet of development 
carried out in the area of the previous 5 years. In addition, approximately 3million 
square feet of development has been contracted in Swindon for Iceland, Amazon and 
B&Q in recent years. 

8.7 The Stanton Park proposals have the potential to generate a net additional GVA 
contribution of up to £166.1 million within the regional economy each year during 
occupation of the proposed development, including £146.1 million within Wiltshire. 

8.8 Our economic benefits analysis demonstrates that the proposals have the potential to 
create 910 direct FTE jobs within Wiltshire when the development is operational and 
75 FTE jobs per annum within Wiltshire during the construction phase. It is feasible 
that the job numbers could greatly exceed the numbers suggested as certain sectors 
have a higher job density than are assumed in the analysis. 

8.9 Importantly, the allocation of the Stanton Park site is supported by the LEP. The 
proposals align with the LEP’s economic priorities and aspirations, as articulated 
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through its Local Industrial Strategy. The LEP recognises the compelling economic 
reasons for supporting the proposals. 

8.10 Our representations also demonstrate that the site provides an available, suitable and 
deliverable opportunity for a strategic employment allocation. The site has limited 
constraints and can be suitably developed. An appropriate access solution has been 
designed and integration with planned improvements and investment at Junction 17 is 
proposed. The landscape capacity work undertaken demonstrates that the site can 
suitably accommodate the proposed development.  

8.11 Overall, there are no technical or environmental considerations that should preclude 
the allocation of the Stanton Park site for employment uses.  

8.12 Based on our assessment of the emerging Strategy document and its evidence base, it 
is our view that the progression of the Plan on the basis as currently set out, with an 
inadequate and flawed evidence base, and notable absence of any recognition of the 
need for logistics development, particularly through any intended site allocation, 
would not be found ‘Sound’. 

8.13 In order to progress a Sound plan, our recommendations are as follows: 

1. The Plan period should be extend to 2040 to ensure that a minimum 15 year period is 
achieved from adoption – needs, including those for strategic employment, and 
specifically logistics employment in that extended period should be determined.  

2. The Council must update its evidence base to address the significant concerns we have 
raised. Specifically, it is incumbent on the Council to robustly assess the needs of the 
logistics sector based on evidence that is current and robust.  

3. In respect of the above, the Council should have due regard, and place significant 
weight, on the evidence we have provided within these representation on the 
importance of the logistics sector and the need for such development. 

4. The Council should engage with the LEP in developing its strategic employment 
policies, having regard to its Local Industrial Strategic. The Council must give significant 
weight to the support that has been provided by the LEP for the Stanton Park 
proposals. 

5. The Council must recognise through the next iterations of its Plan, the strategic 
importance of junction 17 as a suitable location for strategic employment.  

6. Ultimately, it is our view that the Council should allocate the Stanton Park site for 
employment development. Such an allocation would be entirely justified, supported 
by a considerable weight of evidence on need, and would deliver significant economic 
benefits for the county.  

7. Further opportunities for employment proposals considered to be of strategic 
importance should also be encouraged and supported through the inclusion of a new 
policy in the Local Plan Review to replace Core Policy 34.  
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8.14 We look forward to engaging in subsequent stages of the Plan’s progression and to 
engaging with Officers on these representations and our development proposals. 
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Appendix 1: Site Location Plan 
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Appendix 2: Masterplan Proposals 
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Appendix 3: 2018 Landscape and Visual Capacity 
Study (EDP)  
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introduction
Introduction
This Landscape and Visual Capacity Study has been 

prepared by The Environmental Dimension Partnership 

Ltd (EDP) on behalf of Alderley Land Ltd. The purpose 

of this report is to provide a preliminary assessment of 

the development potential of land around Junction 17 of 

the M4 motorway with respect to effects on landscape 

character and visual amenity.

The report commences with a preliminary review of the 

constraints and opportunities affecting each of four 

‘quadrants’ around Junction 17, identifying characteristics 

which could limit development potential or which could 

support it.

Furthermore, beyond simply considering the constraints 

and opportunities which exist within the landscape around 

junction 17, this report considers:

• the merits of a planning application submitted by St 

Modwen Developments for development to the south east 

of the junction (Chippenham Gateway); and

• the vision for,and merits of, an alternative development 

to the north east of the junction, identifi ed within this 

report as ‘Stanton Park’. Alderley Land Ltd has gained 

control over a large quantum of land within this quadrant 

and feels there is an opportunity to deliver a regionally 

signifi cant employment hub at this location.

The report has been authored by Chartered Landscape 

Architects with extensive experience of undertaking 

landscape and visual appraisals of strategic development 

sites.

The document should be read in conjunction with the ‘Site 

Submission’ prepared by Rural Solutions Ltd.

Oblique Aerial View of M4 Junction 17 (looking from east to west)
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north west
The landscape to the north west of Junction 17 offers a 

relatively level, but elevated plateau at circa 95m AOD with 

a distinctive valley feature cutting through it on a south 

west to north east direction. The landscape is one of large 

regular agricultural fi elds with limited vegetation cover 

except for riparian growth along the stream corridor and a 

block of woodland to the east of Leaze Farm.

Enclosed by the M4 to the south (in cutting) and the A429 

to its east, the landscape here has a strong relationship 

with the village of Stanton St Quintin to the west and, to 

a lesser extent, Hullavington to the north (particularly 

residential areas related to the airfi eld).

Key constraints to large scale commercial development in 

this quadrant of the landscape around the junction will be 

the potential harm to the settings of signifi cant numbers of 

Listed Buildings, with numerous examples present in both 

villages, and to the Stanton St Quintin Conservation Area. 

The vehicular access to these settlements currently allows 

for a transition from the busier national road network to 

local roads with a rural character and this reinforces the 

character of the villages as distinctly rural settlements. 

Development in this quadrant could signifi cantly effect this 

character.

Harm to the visual amenity of users of the public footpath 

which crosses this landscape is also inevitable, as is a 

signifi cant change to the landscape character which they 

would experience.

Topo relief planshowing the incised stream valley. View across quadrant towards houses at Stanton.

Aerial photograph showing the broad extent of land considered within the north-west quadrant.
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south west
The landscape to the south west of Junction 17 forms 

part of the same plateau of land as that to the north west, 

incised by the same stream valley (and of course by the 

M4 cutting). Field boundaries are typically well defi ned by 

hedgerows and there is riparian tree and shrub vegetation 

along the stream corridor.

There are two separate farms located in relatively close 

proximity within this landscape – Springfi eld Farm to the 

west and Lower Swinley Farm to the east. Slightly further 

to the west lies Upper Swinley Farm, a complex which 

contains two listed buildings and, as such, will be sensitive 

to large scale development here.

Again, there is a public footpath within the landscape here, 

crossing east-west adjacent to the southern boundary of 

Springfi eld and Lower Swinley Farms, the users of which 

will be subject to potentially harmful change resulting from 

development of a signifi cant size/nature.

A further constraint to development within this quadrant, 

though not landscape related, is the lack of any obviously 

acceptable access. The A350 adjacent to the site is a fast 

dual carriageway and all other roads in this quadrant are 

narrow rural lanes.

Aerial photograph showing the broad extent of land considered within the south-west quadrant.

Topo relief plan illustrating the stream valley crossing this 
quadrant.

View across rolling topography of SW quadrant.
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south east
The south-east quadrant is also characterised by a stream 

valley but here the landscape has a more rolling form 

lying between 80m and 95m AOD. Field shape is slightly 

more irregular but remains defi ned by hedgerows with 

occasional mature trees interspersed.

To the immediate south of the area lie Whitelands and 

South Sea Farms, the latter again containing two listed 

buildings, the settings of which need careful protection 

against potential harm which could be caused by nearby 

development.

The landscape here is criss-crossed by several public rights 

of way (PROW), running north-south; due to the density of 

these it is highly likely that a degree of diversion or closure 

would be required to deliver large scale development in 

this quadrant. Users of retained/diverted footpaths would 

also likely experience signifi cant adverse effects on their 

visual amenity.

The delivery of large scale commercial ‘sheds’ on this site 

will require almost wholesale remodelling of the natural 

topography and, most likely, the culverting of the existing 

stream course. This has the potential to result in signifi cant 

effects on landscape character.

Topo relief plan showing broad stream valley south of B4122.

Aerial photograph showing the broad extent of land considered within the south-east quadrant.

View across rolling topography of SE quadrant.
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north east
The north-east quadrant has the least topographic variation 

of all the sites with no valley formations. The highest parts 

of the site are circa 95m AOD falling approximately north-

south to 80m.

There are no listed buildings within or near the site nor are 

there PROW within it – something which sets this quadrant 

apart from others. There are two PROW lying outside the 

site area – one towards its western end, heading north 

towards Rodbourne, and another to its east which runs 

north-south, over the M4, to Draycott House.

The landscape here comprises large rectilinear fi elds, 

with removed or denuded hedgerows. At its heart is an 

area of land with extant consent for leisure and tourism 

use (caravan park) though this use has not yet occurred. 

Instead, a signifi cant amount of spoil has been deposited 

here (see image bottom right), ostensibly as part of that 

scheme, and formed into large bunds which dominate the 

landscape. Some of these support colonies of Japanese 

Knotweed which is likely to spread across the site if it 

remains uncontrolled. 

Furthermore, the deposited soil has huge potential to be 

utilised for mitigation bunds within any future scheme, 

for example to screen the four neighbouring residential 

properties from noise and visual impact.

Overall, there is little by way of obvious constraint on large 

scale development here beyond the amenity of existing 

residents and longer distance effects on some of the 

constraints identifi ed in relation to the other quadrants.

Aerial photograph showing the broad extent of land considered within the north-east quadrant.

Topo relief plan illustrating fl atter landscape in NE quadrant. 
N.B. note spoil heaps at the heart of the site.

View of signifi cant spoil deposition at the heart of the site.
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Illustrative masterplan for St. Modwen’s application (prepared by Angus Meek Architects)

Alternative illustrative masterplan

On site photograph of Chippenham Gateway site illustrating 
broad stream valley topography.

Extract of photomontage 4 from the LVIA prepared by White Young Green

chippenham gateway
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chippenham gateway (south east quadrant)
In spring 2017 St Modwen Developments submitted an 

outline application for up to one million square feet of 

storage and distribution (B8) land use within the south-

east quadrant off junction 17.

Overview
The specifi c details of the development are reserved for 

later detailed applications but the proposal seeks to secure 

the principle of development (land use) and the principle 

parameters such as fl oor space (max.) and levels/heights.

Two potential scheme designs are provided – one titled 

‘Illustrative Masterplan’ and one titled ‘Alternative 

Illustrative Masterplan’. It is presumed the former, which 

comprises one large (750K ft2) building and two smaller 

ones, is the preferred option. The alternative sets out a 

design of fi ve separate smaller buildings. Within both 

options, maximum ridge heights range from 14.5m to 

23m.

It should also be noted that a further phase of development 

has previously been identifi ed by landowners, to the north 

of the B4122, and this objective is supported by the 

indicative roundabout layout on the Illustrative Masterplan.

Landscape and Visual Impacts
Within the Design and Access Statement for the scheme 

it is noted that the site is ‘generally well contained by 

hedgerows and boundary vegetation which limits views 

towards it in the wider landscape’. This may be factually 

correct for ‘the site’, however, the imposition of a building 

of up to 23m tall within the site will certainly be visible in 

wider views and, as the DAS notes, as ‘the more elevated 

part of the site to the south provides views out over the 

wider landscape to the north; built form proposed here 

(the top height of which appears to be 12m taller than 

existing ground levels in this part of the site) will also likely 

be visible over a large distance.

These issues are explored in detail within the submitted 

Landscape and Visual Impact Assessment (LVIA) prepared 

by White Young Green.

Within the report overview it acknowledges that ‘The 

proposed development would be visible from publicly 

accessible locations including public highways, footpaths, 

bridleways, byways, dwellings and farmsteads. Whilst 

the majority of activity at the site would be obscured by 

boundary vegetation and landform there would be views of 

the upper part of the buildings from a number of locations. 

The change would vary from moderate to minor adverse 

with mitigation in place’.

The potential for mitigation to alleviate the impacts created 

by such a visible development needs careful consideration 

– given the height of the built form being proposed it is 

likely that for mitigation to be effective will take a minimum 

of 15 years – in some parts of the site, trees would need 

to reach full maturity to effectively soften views of the 

development, let alone ‘screen’ it.

With this in mind, the broad conclusions summarised at 

the start of the LVIA, that ‘whilst the majority of activity at 

the site would be obscured by boundary vegetation and 

landform there would be views of the upper part of the 

buildings from a number of locations. The change would 

vary from moderate to minor adverse with mitigation in 

place’ would appear to be ‘generous’ to say the least. 

Certainly, for users of the 3 PROW which presently cross 

the site, the change will be rather more dramatic, with 2 

of these appearing to require stopping up or signifi cant 

diversion around the proposed sheds.

With respect to Landscape Character, the LVIA appears 

to fail to note that the ‘levelling’ of the site to provide a 

platform for development will require a major remodelling 

exercise for the site which presently has circa 20m of 

level change between its highest and lowest points. This 

eradication of the natural rolling topography, all associated 

hedgerows and the realignment of the stream corridor, 

coupled with the diversion of the PROW will result in a 

signifi cant effect on Landscape Character which does not 

appear to be refl ected in the LVIA.
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Option A

Option B

stanton park

 10    M4 JUNCTION 17 • LANDSCAPE & VISUAL CAPACITY STUDY   

edp3911_01c.indd   10 21/06/2017   16:38:10



stanton park (north east quadrant)
There is a strong case that the north-east quadrant of land 

appears to be the least constrained for development of 

this nature.

On this basis, in light of the need for large scale logistics 

employment development, Alderley Land Ltd has gained 

control over a signifi cant area of land within this quadrant 

(as identifi ed on the aerial imagery, below right). In total 

this amounts to circa 55Ha.

Vision
Alderley Land Ltd has a clear vision for the site which is 

located almost midway along the M4 motorway and at the 

top of the A350 which provides a north-south link between 

the M4 and the south coast (and associated sea ports). 

This central location and the lack of signifi cant constraints 

suggests a focus on large scale distribution centre style 

warehouses of up to 500,000 ft2. The irregular shape of 

the site lends itself to the implementation of signifi cant 

areas of landscape mitigation, allowing for the creation of 

substantial new woodland blocks and belts to protect the 

amenity of the few neighbouring properties and minimise 

landscape and visual effects on the wider area.

Overall, Alderley Land Ltd’s vision for the development is 

to provide:

‘a well-connected, state of the art distribution park in a 
high quality landscaped setting, offering an attractive, 
accessible hub for logistics networks. The site has the 
potential for 1.3 - 1.8M ft2 within the plan period delivered 

in two or three phases.’

It is considered that the development would likely be 

delivered in two or three phases, working from west to 

east over time. If allocated, landscape mitigation could 

be implemented at an early stage such that later phases 

benefi t from semi-mature tree cover from the outset.

Advantages
This document has already demonstrated that this site 

has several advantages over the other quadrants:

•It contains no listed buildings and is some distance away 
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from those which are nearest, much further than any of 

the other quadrants;

• It has a much fl atter topography requiring far less 

intervention than the other quadrants to create 

development plateaus of the scale that development such 

as this requires;

• It contains no streams or other watercourses which need 

to be diverted or culverted to allow for development;

• Much of the site has already been subject to historic 

hedgerow removal thereby reducing such loss now; Given 

the scale of the site, signifi cant new planting of hedges/

woodland could be incorporated;

• The site benefi ts from an extant consent (for a caravan 

park) at its heart, covering circa 6Ha (see image below). 

Though never used for such purposes, the consent has 

seen the construction of an access road and the deposition 

of signifi cant spoil material which could now be utilised to 

provide substantial landscape bunds which could then 

be planted to screen/soften views towards the proposed 

development.

• The natural topography of this part of the landscape 

around Junction 17, particularly the existence of a broad 

local ridge to the north of the site, means that generally, 

the site is considered likely to be less visible in wider views;

Proposals;
The indicative concept schemes provided on page 10 offer 

a preliminary vision for the type of schemes which could 

come forward on this site.

Option A comprises four large units, each of circa 200K 

ft2 – 500K ft2.

Option B illustrates a scheme of nine smaller units of circa 

75K ft2 – 200K ft2.

Access to the site would be provided off the A429 via the 

minor road on the northern site boundary. Due to the width 

and character of this lane, the intention is to create a junc-

tion as soon as possible to the east of the A429.

Both schemes suggest a signifi cant degree of landscape 

mitigation:

• The existing spoil, plus further arisings from remodelling 

of ground levels on site, will be used to create landscape 

bunds along the site boundaries to minimise effects at 

ground level; 

• These bunds, and other peripheral areas of the site, will 

be planted with a native woodland mix which will further 

reduce the visual effect of the development, over time ob-

scuring views towards much of the scheme;

• Internally within the site, existing woodland at ‘Long 

Plantation’ will be retained and protected and the good 

quality hedgerow running west from here will also largely 

be retained;

• Ridge heights are likely to be required to be up to 23m 

for larger sheds, but can be reduced to circa 15m for 

smaller units.

• The nearby PROW to the north of the western part of 

the site runs obliquely to the proposed development and 

visibility will be limited by the local ridge in this direction. 

Mitigation through bunds and tree planting could further 

reduce this effect;

• The PROW to the east of the site is largely screened by 

existing woodland. Further planting could further mitigate 

any residual effects;

• It contains no PROW and therefore no diversions will be 

required and effects on the visual amenity of users will be 

much more limited;
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summary
It is considered that Junction 17 of the M4 offers an 

excellent opportunity to deliver a substantial new 

employment offer in the form of a regionally signifi cant 

distribution park.

However, while the landscape around Junction 17 is 

relatively open and predominantly agricultural in nature, it 

is not without constraints and sensitivities.

This document has sought to provide a preliminary review 

of such issues and has identifi ed that:

• The north-west and south east quadrants are constrained 

by a number of features, such as PROW, Listed Buildings, 

Conservation Areas, topography and access, as described 

earlier in this document;

• The south-east quadrant is subject to a planning 

application - ‘Chippenham Gateway’ - by St Modwen 

Developments for up to one million square feet of B8 

warehousing. The landscape here comprises a broad 

stream valley with circa 20m of level change across the 

site. Development of the scale proposed will require the 

complete remodelling of this landscape to provide a level 

plateau, requiring the removal of the majority of hedgerows 

on site and the realignment of the stream. Three PROW 

cross the site, two of which will require closure or signifi cant 

diversion and the users of which will undoubtedly suffer 

signifi cant adverse effects on visual amenity and on their 

perception of the landscape character. It should also be 

noted that the landowner here has previously identifi ed 

the land to the north of the proposed development as a 

potential ‘Phase 2’;

• By comparison, the north-west quadrant - ‘Stanton 

Park’ - is a fl atter landscape with a much larger fi eld 

pattern. It lacks any PROW within its boundaries and is 

not constrained by topographic characteristics or heritage 

assets in the way that the other quadrants are. It does 

contain areas of woodland but due to the size and shape 

of the site the majority of these can be retained and 

signifi cant new planting offered. At the heart of the site 

area there is an extant consent for a 6 hectare caravan 

park where there has been the deposition of signifi cant 

spoil forming bunds across the area (see photo below). 

There is no reason why the caravan use could not be 

commenced on site at any time.

Given the above, the vision for Stanton Park outlined in 

this document is considered to be the best opportunity 

for delivering a regional distribution hub and associated 

employment. It benefi ts from being both larger and less 

constrained than the other potential sites around the 

junction and could provide for the creation of a fl agship 

development of this kind.

Chippenham Gateway (South East). Stanton Park (North East). Signifi cant spoil at heart of North East quadrant.
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1. Executive Summary 

1.1. This report has been prepared to inform the partial review of the Local Plan and provide an evidential 

platform to support the allocation of this site as a strategic employment development at land to the north 

east of Junction 17 of the M4 at Chippenham, known as Stanton Park. 

1.2. The allocation of the site for strategic employment would: 

§ Maximise the opportunity provided by the key strategic location at the intersection of the 

M4/A350; 

§ Maximise the benefits of previous and ongoing public sector investment in this location and 

along the A350 corridor; 

§ Meet the significant levels of demand for high quality employment floorspace along the M4 

corridor, attracting new investment to Wiltshire and expanding upon growth seen to the east at 

Swindon, Reading and the Thames Valley and to the west in Bristol; 

§ Meet the acknowledged need for accommodation for supply chain companies to serve key local 

manufacturers, such as Dyson; 

§ Address the under-supply of high quality employment land on the M4 corridor capable of 

accepting large distribution and industrial buildings; 

§ Complement the supply of strategic sites serving the local Chippenham market; 

§ Deliver valuable economic benefits for Wiltshire including job generation (and a corresponding 

reduction in out-commuting); growth in Gross Value Added; and the generation of business 

rates; 

§ Complement the existing portfolio of land within the County, ensuring that opportunities for 

economic growth and job generation are maximised and not lost to other areas. 

 

1.3. The allocation of the site is essential to ensure deliverability, given the significant investment required to 

bring the site forward for development, and the certainty required by occupiers. 

Site location and description 

1.4. Junction 17 is a key strategic location within the County where demand from both the M4 and A350 corridors 

can be accommodated. The location has been a focus for significant public sector investment; development 

here will maximise the benefits of this investment.  

1.5. Stanton Park extends to 21.23 ha and has no constraints to development, being broadly level and 

containing no heritage assets, streams or watercourses.  The natural topography of the area means that 

the site’s visibility and landscape impact is minimised.   

1.6. Approximately 4 ha of the site comprises previously developed land which benefits from an implemented 

planning permission for a caravan park. 

1.7. The development proposals have been formulated to specifically address market need, maximising the 

strategic advantages of the site located at the intersection of the M4 and A350 and accommodating demand 
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from both the logistics and manufacturing sectors particularly in large floorplate buildings of up to 51,680 

sq. m, which very few sites within Wiltshire can accommodate.   

1.8. The potential offered by Junction 17 is analogous to similar motorway locations at Worcester and Banbury, 

both of which have seen substantial take-up in locations previously considered not to be prime,  

demonstrating the latent demand that exists for modern, high profile space in this type of motorway location 

from companies of significant size. 

Economic Policy 

1.9. The allocation of land at Stanton Park is in accordance with economic policy. 

1.10. It accords with the policies set out in the NPPF, taking into account the needs of local businesses and wider 

strategic opportunities.   

1.11. The site provides the opportunity to create high quality accommodation to meet the needs of the high value 

manufacturing sector, which is one of the target sectors identified in the Swindon & Wiltshire Strategic 

Economic Plan (SWSEP).  The location of Junction17 is of key strategic importance, falling within both the 

Swindon-M4 and A350 Growth Zones as defined by the SWSEP and thereby allowing for growth to be 

extended out of London, as well as from Bristol/Bath and via the A350.  Significant growth is supported in 

both Zones and investment is proposed to further improve the A350 corridor.   

1.12. The proposals at Stanton Park offer the opportunity to significantly reduce the level of out-commuting from 

Chippenham and Wiltshire, which is identified as one of the most important challenges in the Core Strategy.  

The current strategy set out in the Core Strategy of focusing new employment development within mixed 

use, housing led urban extensions does not take account of the locational needs of businesses, which often 

require large scale sites, away from conflicting uses and with excellent accessibility. This is contradictory 

to the policies set out in the NPPF and ultimately will restrict investment and economic growth.  

1.13. Our view is that the proposals do meet the criteria set out by Core Policy 34, being essential to the 
wider strategic interest of the economic development of Wiltshire. On this basis, and that the 
proposals are also fully in line with other relevant economic policies, the site should be allocated 
as part of the new Local Plan. An allocation is essential in order to secure the delivery of this key 
site.  

Evidence Base 

1.14. It is essential to consider how the location of new jobs and employment opportunities can help to re-balance 

unsustainable commuting patterns. Development at Junction 17 offers an excellent opportunity to reduce 

out-commuting from the Chippenham HMA. 

1.15. Specific consideration of the attributes of Junction 17 is effectively omitted from the analysis undertaken as 

part of the FEMA Assessment as it falls within the Chippenham HMA which is wholly (and inaccurately) 

placed within the A350 FEMA.  The exclusion of J17 from the M4 Corridor/Swindon FEMA is inaccurate 

and misleading and represents a significant flaw in the evidence base.  The site is ideally situated to 
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maximise the benefits of both FEMAs, including forecast growth in logistics along the M4 corridor and the 

forecast growth in manufacturing along the A350 corridor.  

1.16. Key strengths and opportunities identified by the FEMA Assessment include the connectivity of the area 

(via the M4 and A350) and the presence and future growth of Dyson.  The proposals at Stanton Park offer 

the opportunity to maximise the potential of both. 

1.17. The ELR concludes that sites at Junction 17 (Chippenham Gateway and Stanton Park), whilst not required 

to meet the identified local need, could be considered for allocation and may be appropriate for businesses 

in strategically important sectors or for strategically important activities which cannot locate elsewhere in 

the county and that sites in this location could be suitable for high value, exceptional proposals in target 

growth sectors.  Specifically it is suggested that the Council could consider allocation of the sites if they will 

attract suppliers to existing strategically important businesses, such as Dyson.  The proposals for Stanton 

Park have been designed in order that they can meet the requirements of supply chain companies which 

serve manufacturers located within the area, and the location of the site makes it very well-placed to meet 

the needs of those companies serving Dyson. 

1.18. Notwithstanding the flaws in the evidence base which downplay the importance of Junction 17 as 
a location for new employment development, there is a clear acknowledgement that sites in this 
location are suitable for strategic development and that the Council should consider their 
allocation. 

Market analysis 

1.19. There is a limited supply of high quality employment land and B2/B8 buildings within Wiltshire; both of larger 

buildings and  of those mid-range units capable of meeting the requirements of supply chain companies 

serving the local manufacturing sector.  Wiltshire has to date failed to capture a significant proportion of 

demand due to a lack of suitable supply, with demand (and therefore take-up) effectively being diverted to 

Bristol or Swindon.    

1.20. In a market characterised by inadequate supply (in both qualitative and quantitative terms), take-up cannot 

fully represent demand and take up statistics cannot be relied upon to give an adequate indication of the 

level of demand. The schedule of current live occupier requirements demonstrates the latent unsatisfied 

demand which might be exploited by high quality sites, such as Stanton park, being allocated.  

1.21. Our analysis of current requirements demonstrates that there is sufficient demand to support both 

Chippenham Gateway and the Stanton Park proposals. Whilst the schemes will compete for some enquiries 

Stanton Park will appeal to a wider range of requirements in both use and size terms, and because of the 

time necessary to progress planning, design and infrastructure is likely to come “on-stream” sequentially to 

Chippenham Gateway – albeit that it would be desirable to overlap so that there is continuity of supply and 

opportunity in this location. 

1.22. Our analysis of the market is supported by reports from other property agents: “Take-up in some sub 

markets has been restricted by a shortage of good quality immediately available opportunities rather than 

a lack of occupier and investor demand.” (Alder King, July 2018) 
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1.23. The proposals complement the other strategic allocations in the County which comprise parcels of 

employment land within larger mixed use, housing led, development.  Broadly and collectively each of these 

sites can be distinguished from the proposed offer at Stanton Park, and these factors (as below) will drive 

decisions by occupiers: 

§ Demand: the analysis of the structure of market demand (see Section 6) points to a continuing 

requirement for both (increasingly) large floorplate distribution and industrial units in response to 

modernisation of stock, rationalisation of logistics networks, on-shoring of manufacturing, and the 

general move to on-line retailing. There has been significant take-up in the sub-region but demand has 

been diverted primarily to Bristol and Swindon because of land and building supply availability. The 

analysis of occupational requirements (below) supports the provision of land at J17;  

 

§ Supply: our analysis also demonstrates the under-supply of sites capable of accepting large buildings 

along the M4 corridor; supply is generally concentrated in Bristol; 

 

§ Access: access to Stanton Park will be almost direct from the motorway with additional alternative routing 

north/south on the A350: such a choice of routes is important to many occupiers where transport costs 

are a significant part of their cost base and/or where their operations are time sensitive (e.g. deliveries 

to customers being on a just in time basis). Proximity to its major supply routes and alternative routes to 

avoid points of congestion become of significant importance in logistics planning; 

 

§ Environment: sites such as Stanton Park provide an environment which are designed to accommodate 

occupiers requiring visibility, image and an intensity of use (HGV traffic etc.) which would be 

inappropriate in an urban, residential/mixed use environment; 

 

§ Scale: Stanton Park (and similar sites) are capable of accommodating both building scale and height 

(subject to planning constraints) because of the flexibility of larger sites (with larger plots) to provide 

larger buildings – as a reminder and with reference to Table 7.2 above the five year average size of 

building (of those of 100,000 sq. ft. plus) in the market area was 320,850 sq. ft. (29,780 sq. m); 

 

§ Adjoining uses: large B8 (and indeed B2) occupiers will be sensitive to locations close to or adjoining 

residential areas because of the impact (visual, noise, traffic movements etc.) on sensitive receptors – 

housing, schools, local amenities etc. 

 

1.24. The proposals at Stanton Park are complementary to the current supply of land and premises in 
Wiltshire and will not prejudice the delivery of any other site. The site will be a valuable addition to 
the portfolio. 

Local Economic Benefits 

1.25. The proposed development will provide significant benefits for the local economy, summarised in the table 

below:  
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Outcome Amount Unit 

Construction phase jobs on and off-site 132 

 

Jobs (FTEs) per annum for 4 years 

 

Operational phase jobs net additional on and off-site 1,237  Jobs (FTEs) 

GVA net additional 118  £Million per annum 

Local authority ongoing revenues (Business rates), 

additional 
1.1 £Million per annum 

20 year cumulative net income gross, additional (NPV) 26.7 £ Million  

 

 

Deliverability 

1.26. It is essential to the deliverability of the scheme (and the associated economic benefits) that the site is 

allocated.  Promotion of the site via a planning application, outside the local plan process, generates an 

unacceptable level of risk for funders, developers and occupiers. 

Conclusion 

1.27. The site should be allocated for the development proposed as it provides a viable and deliverable 
opportunity to maximise the potential of one of the key locations within Wiltshire.  Market evidence 
supports the demand for the proposals and demonstrates that Stanton Park will be a valuable 
contribution to the employment land portfolio, complementing, rather than competing with, the 
other available sites. 

1.28. The alternative is simply to accept that investment can be lost (or diverted) to Reading, Swindon or 
Bristol and other competing locations – as illustrated by the relocations of Herman Miller and DTR 
VMS away from Chippenham for the lack of a deliverable site.  
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2. Introduction 

2.1. Savills is instructed by Alderley Land and Stoford Developments Limited to consider and report on the 

market need for strategic employment development at land to the north east of Junction 17 of the M4 at 

Chippenham, known as Stanton Park. This report expands upon the submission made to the selective 

review of the Wiltshire Core Strategy in July 2017 by Rural Solutions and Savills. 

2.2. The site extends to 21.23 ha and is at a strategic location at the intersection of the A350 and the M4.  This 

is arguably the most important location in relation to economic growth and job generation within Wiltshire, 

and one where significant investment has taken place in recent years including major highway upgrade 

works to both the M4 and A350.   

2.3. The location is recognised by the local authority and the investment/development market as one which is 

desirable for employment and logistics development as demonstrated by St Modwen recently securing a 

resolution to grant outline planning permission for 92,900 sq. m of B8 floorspace to the south east of 

Junction 17 at Chippenham Gateway.  

2.4. The illustrative masterplan (Appendix 1) for Stanton Park provides for a total of 88,282 sq. m of new 

B1c/B2/B8 high quality employment floorspace to meet the wider sub-regional, regional and, potentially, 

national market demand.  The masterplan shows  a mix of unit sizes but principally with larger floorplates 

which exploit the scale of the site, its profile and its accessibility to the motorway and A350. The majority of 

the buildings exceed 18,885 sq. m but with two smaller units of 9,838 sq. m and 5341 sq. m. The plots are 

flexible and are capable of being broken down to provide units generally of no smaller than 4,645 sq. m -  

but typically capable of meeting the needs of supply chain companies serving the manufacturing sector 

(including Dyson) and which require high profile and accessible sites/buildings. Equally plots can be 

aggregated to deliver a building of upto 51,680 sq. m. The land values associated with larger floorplate 

units (9,290 sq. m plus) will assist the funding of the upfront infrastructure required to deliver sites of this 

scale and accordingly ensure viability.  

2.5. The purpose of this report is to feed into the partial review of the Local Plan and provide an evidential 

platform to support the allocation of this site.  The allocation of the site for strategic employment will: 

§ Maximise the opportunity provided by the scale of the site and this key strategic location at the 

intersection of the M4/A350; 

§ Maximise the benefits of previous and ongoing public sector investment in this location and along the 

A350 corridor; 

§ Meet the acknowledged need for accommodation within both the logistics and manufacturing sectors – 

the latter including supply chain companies to serve key locally based manufacturers, such as Dyson; 

§ Meet the significant levels of demand for high quality employment floorspace along the M4 corridor, 

attracting new investment to Wiltshire and expanding upon growth seen to the east at Swindon, Reading 

and the Thames Valley, and to the west in Bristol; 

§ Address the undersupply of land and premises  in Wiltshire and the wider M4 corridor; 

§ Deliver valuable economic benefits for Wiltshire including: job generation; a corresponding reduction in 

out-commuting; growth in Gross Value Added; and the generation of business rates. 
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2.6. The allocation of the site is essential to ensure deliverability, given the significant investment required to 

bring the site forward for development. The development of Stanton Park will: 

§  be complementary to the existing portfolio of employment land; 

§ address a different market need by providing a site with profile and scale capable of attracting regional 

and national occupiers who may be relatively footloose; 

§ offer a unique proposition for economic growth and job creation.  

2.7. The remainder of this report is set out as follows: 

§ A description of the site and the development proposals is provided at Section 3; 

§ Relevant economic policy is reviewed at Section 4 to establish the case for the allocation; 

§ Key elements of the evidence base which informs the ongoing review of the Core Strategy and 

production of the new Local Plan are reviewed at Section 5. 

§ The market need for the site is considered, including an assessment of the demand for, and supply of, 

similar land and premises which may compete with the subject site (Sections 6 & 7). This section also 

includes a review of pipeline supply and, specifically, the relationship between the development 

proposals and the existing portfolio of strategic employment land within Wiltshire;  

§ Local economic benefits of the scheme are set out at Section 8; and 

§ The deliverability of the development proposals is considered at Section 9. 
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3. Site location and proposals 

Site context 

3.1. Stanton Park is located immediately to the north east of Junction 17 of the M4, approximately 5.5 km north 

of Chippenham town centre and within the county of Wiltshire.  The site’s location is illustrated by Figures 

3.1 and 3.2 below and overleaf.    

Figure 3.1: Site Context Plan  

 

Source: Savills/Promap 

 

3.2. The site occupies a strategic position at the intersection of the M4 (providing links to Swindon, the Thames 

Valley and London to the east, and Bristol to the west) and the A350 (a key north south route through 

Wiltshire and one of the most important highways within the Wiltshire administrative area).   
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Figure 3.2: Site Plan  

 

 

Source: Savills/Promap 

 

3.3. Junction 17 is one of two motorway junctions within Wiltshire – Junction 16 further to the east predominantly 

serves Swindon whereas Junction 17 serves Wiltshire and Chippenham in particular. The location has been 

a focus for public and private sector investment.   

3.4. Recent improvements have seen traffic signals installed at the M4 junction 17 slip roads to reduce 

congestion.  The c. £1.5m cost of these improvements was funded by Highways England and the Local 
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Growth Fund (administered by the Swindon & Wiltshire Local Enterprise Partnership). 

3.5. There has also been significant investment in improvements to the A350 in recent years.  Previous phases 

in 2014 and 2015 have been funded by Wiltshire Council as well as other devolved funding streams.  The 

latest phase of widening/dualling works is being funded via the Local Growth Fund at a cost of £7.1m 

(administered by the Swindon & Wiltshire Local Enterprise Partnership).  

3.6. The Chippenham Gateway employment scheme is located opposite the site, to the south east of Junction 

17.  This 27.2 ha scheme is being promoted by St Modwen and has a resolution to grant outline planning 

permission for 92,900 sq. m of B8 floorspace (ref. 17/03417/OUT).  The scheme is targeted towards large 

distribution units (in excess of 9,290 sq. m) and indicative plans demonstrate that up to 92,900 sq. m can 

be accommodated in a single unit.  We understand that a further phase is proposed in due course.  It is 

clear that there is significant market confidence in this strategically important location.  

3.7. Two of Dyson’s facilities are located close to Junction 17.  The advanced manufacturing facility is located 

c. 8.75 km to the north at Malmesbury and their most recent facility at Hullavington Airfield is located 

immediately to the north west of Junction 17.   

3.8. At a macro level the location of Chippenham will work as an attractive location for larger occupiers, both 

B2 and B8. The reasons will are explored below but can be summarised as: 

§ Proximity to the strategic highways network (A350) and particularly on the M4 corridor, serving the 

market area (as defined below) but broadly the south-west west of Swindon; 

§ Access to an employment hinterland; 

§ Limited opportunities along the M4 – effectively limited to Bristol (Avonmouth primarily) or land several 

miles north of the Swindon junction; 

§ A location in a market area where demand is out-stripping supply, and will continue to do so; 

§ Access to more local/sub-regional markets by e-commerce - where proximity is key; 

§ A response to specific occupier requirements needing to stay in the area: in that respect the supply of 

employment land locally should have a range and choice of sites capable of not only attracting but 

retaining occupiers and investment. 

 

Site description  

3.9. Stanton Park extends to 21.23 ha and is bounded by the M4 to the south, the A350 to the west, and open 

countryside to the north and east. There is flexibility to extend the site in the future. The site is broadly level 

and contains no heritage assets, streams or watercourses.  The natural topography of the area means that 

the site’s visibility and landscape impact is minimised.   

3.10. Approximately 4 ha of the site comprises previously developed land which benefits from an implemented 

planning permission for a caravan park (ref. N/10/03072/FUL). 

Site profile 

 

3.11. Stanton Park directly fronts the motorway and will be attractive to those occupiers (who will be of regional 
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or national status) who require a high profile image and/or significant accessibility for HGV traffic direct to 

the motorway (and A road) network to facilitate access to suppliers and customers. 

3.12. There are numerous regional examples (in similar sub-prime locations or locations which have not yet been 

the focus for development) which help demonstrate the requirement for modern, high profile space in highly 

accessible locations (generally in motorway locations), with demand across the size spectrum and across 

both manufacturing and logistics uses. 

3.13. There follow two examples: Worcester 6 (which is on the Worcester South junction of the M5) and Banbury 

on the M40. 

3.14. Worcester 6 obtained outline planning consent in March 2015. To date detailed planning consents have 

been granted for buildings totalling 707,555 sq. ft. with c. 610,000 sq. ft. to be completed by Q3 2019. The 

current masterplan is included in Appendix 4.  

3.15. Worcester 6 has been the first major allocation of new employment land along this stretch of the M5 and in 

an area previously considered outside the prime areas of the West Midlands. However the rate of take-up 

and the nature of the take-up (by use and the size of unit spread) demonstrates the latent demand that 

exists for modern, high profile space in this type of motorway location from companies of significant size; 

these are not “local” businesses, although some have relocated from local facilities. In the case of Kohler 

Mira (a US bathroom and shower company) it is interesting to note that they are relocating two facilities 

demonstrating the opportunity to attract larger occupiers from within a wider market area provided that the 

quality of the offer is sufficient. 
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Occupier/Unit 
Size 

(sq. ft.) 

B1 

floorspace 

(sq. m)  

  B2 

floorspace 

(sq. m)  

B8 

floorspace 

(sq. m)  

Use 
Date of 

Exchange 

Planning 

Granted 

Anticipated 

Date of 

Occupation 

Comments 

Unit 4 – 

Material 

Solutions 

(Siemens) 

45,385 199 

3,984 

(additional 

610 on 

Mezzanine) 

 B2/B8 
November 

2017 
July 2016 

In 

occupation 

Speculative 

unit let post 

completion 

Unit 3 – 

Liberty 163 
163,170 717  14,336 B2/B8 TBC July 2016 TBC 

Speculatively 

developed 

Unit 10A – 

Kimal 
140,000 981.3 1,924 10,101 B2/B8 

September 

2017 

September 

2017 

December 

2018 

Assembly and 

distribution use

within the 

healthcare 

industry. 

Relocation. 

Unit 2 – Spire 72,500 1,114.5  5,620 B1/B8 
December 

2017 

December 

2017 
March 2019 

Storage of 

medical records 

and office 

accommodation 

to support the 

existing 

medical 

services 

provided by 

Spire in the 

Worcestershire 

region. 

Unit 2 A – 

Cornelius 

Drinks 

28,500 288  2,190 B1/B2/B8 July 2018 
December 

2017 
March 2019 

Planning 

consent 

obtained at the 

same time as 

the Spire 

application 

Unit 9 – 

Kohler Mira 
258,000 1,250  22,749 B2/B8 

October 

2018 

October 

2018 

September 

2019 

Construction of 

160,000 sq. ft. 

as a first phase
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3.16. Take up within the schemes on the Banbury motorway junction averages c.195,000 sq. ft. per year. 

However, this is not a true representation because there were interruptions to supply of land, which in part 

resulted in no take up in 2012, 2013 or 2015.   

3.17. The profile of take up has been “lumpy” as supply has come on stream, highlighting the importance of 

continuous availability. Hence take up has been concentrated: 

§ 2011 305,318 sq. ft. 

§ 2014 346,520 sq. ft. 

§ 2016 593,530 sq. ft. 

§ 2017  110,000 sq. ft. 

§ Total 1,356,368 sq. ft.  

 

3.18. It demonstrates the potential performance of a high profile motorway location where demand would might 

be expected to gravitate either further north (into the West Midlands) or south (to the M25). 

3.19. The parallels with J22 on the M4 are evident and demonstrate the opportunity for development and growth. 

3.20. Growth around Junctions 11 and 12 on the M4 at Reading also demonstrates the occupational demand by 

occupiers for this type of location in the M4 corridor, the range in size of buildings and the presence of 

national/international businesses (as well as more regionally based occupiers). Major occupiers taking 

space close to J11 include Tesco (78,968 sq. m), Kuehne & Nagel (9,144 sq. m), DHL (21,398 sq. m), and 

Universal Electrical Corporation (5,199 sq. m): these units reflect the scale of buildings proposed at Stanton 

Park. 

Address 
Size  

(sq. ft.) 
Purchaser/Lessee Deal Date Business Sector Spec 

Type 

(D&B/Lease/Freehold) 

Unit 2, 

Banbury Cross 
111,000 Charge Automotive 24/02/2018 

Advanced 

Manufacturing/Engineering 
New Lease 

Noral Way, 

Banbury 
186,950 DS Group 30/06/2016 Retail 2nd hand Freehold 

Unit 3, 

Banbury Cross 
170,000 Amazon 30/06/2016 Retail New Lease 

Building 1, 

Central M40 
236,580 HelloFresh 17/05/2016 Retail New Lease 

Central M40, 

Banbury 
111,500 Prodrive 01/07/2014 

Advanced 

Manufacturing/Engineering 
BTS Lease 

Banbury Cross 235,020 The Entertainer 20/06/2014 Retail BTS Lease 

The 

Storehouse, 

Beaumont 

Road 

178,318  20/10/2011  2nd hand Lease 

Phase 1, 

Network 40, 

Banbury 

127,000 First Line Ltd 21/09/2011 Manufacturing BTS Lease 
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Development proposals  

3.21. As illustrated by the illustrative masterplan included at Figure 3.3, the site can provide upto 88,282 sq. m 

of new B1c/B2/B8 high quality employment floorspace to meet the wider sub-regional, regional and, 

potentially, national market demand.  The illustrative masterplan (Appendix 1) includes a range of unit sizes 

from 5,341 sq. m to 26,828 sq. m, but principally the scheme delivers larger floorplate buildings to exploit 

the scale of the site, its profile and its accessibility to the motorway and A350. The majority of the buildings 

exceed 18,885 sq. m but with two smaller units of 9,838 sq. m and 5341 sq. m. The plots to the eastern 

part of the site are flexible and are capable of being broken down in response to demand to provide units 

generally of no smaller than 4,645 sq. m. targeted at businesses across the industrial and distribution 

sectors and responding to sub-regional/regional needs by companies requiring a high profile image and 

accessibility. This might include, inter alia, the provision of units feeding the supply chain for Dyson. 

Figure 3.3: Stanton Park Indicative Masterplan (see Appendix 1)  

 

3.22. Alternatively the two plots to the western part of the site (if combined) can deliver a single building of 51,680 

sq. m.  

3.23. The development proposals have been formulated to specifically address market need at twin levels, 
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maximising the strategic advantages of the site located at the intersection of the M4 and A350 and 

accommodating both current (and predicted future) demand from both the logistics and manufacturing 

sectors as analysed in Section 7 below. 

3.24. The capability (within the flexibility of the masterplan) for the development of a ‘supply park’ meets the 

identified need to provide high quality premises for sub-regional needs, without competing to deliver smaller 

units for local companies which can be accommodated on the range of other sites already allocated, such 

as Showell Farm. These may be regionally-based companies growing or modernising their space, or 

national/international companies seeking to serve the sub-regional market. This may include the provision 

of high quality space to serve the particular needs of the Dyson supply chain, serving their facilities at 

Hullavington Airfield and Malmesbury. Dyson is one of the most important local employers and its expansion 

(including supply chain companies) is explicitly supported and encouraged by both the Swindon & Wiltshire 

Local Enterprise Partnership and Wiltshire Council.  Whilst Dyson’s activities are primarily research and 

development, there are likely to be companies who wish or need to be in a similar location as part of a 

growing technology cluster. 

3.25. This element of the scheme is not dependant on Dyson. Equally, it does not seek to compete locally.  

3.26. The scheme, in serving a market for primarily large footprint buildings, is  deliverable – which is a key issue. 

The rate of take-up and therefore the quantum of land receipts derived from large B2/B8 buildings (and 

therefore plots) relative to the cost of site servicing is such as to make the funding of infrastructure 

achievable; the scheme may well attract speculative funding in advance of commitment by occupiers and 

this would be the intention.   
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4. Economic Policy Review  

4.1. This section addresses the key economic policies and strategies which relate to the need for the 

development proposals and assesses the extent to which the proposals support the aims set out in 

economic policy at a national, sub-regional (SWLEP area) and local level.  The following documents have 

been reviewed: 

§ National Planning Policy Framework (July 2018); 

§ The Industrial Strategy White Paper (November 2017); 

§ Swindon & Wiltshire Strategic Economic Plan (January 2016) 

§ Wiltshire Core Strategy (January 2015) 

§ Chippenham Site Allocations Document (May 2017) 

§ Swindon & Wiltshire Joint Spatial Framework (Issues Paper, November 2017); and the 

§ Swindon & Wiltshire Joint Spatial Framework (Chippenham Housing Market Area Profile, November 

2017). 

 

National Planning Policy Framework (July 2018) 

4.2. The new National Planning Policy Framework (NPPF) was published in July 2018 and sets out the 

Government’s planning policies for England. The policies are now material considerations which should be 

taken into account by local planning authorities when dealing with applications and Plans should also take 

account of the policies. The previous NPPF(March 2012) is still relevant for those plans submitted to the 

Secretary of State until 24th January 2019 but for newer Plans, the 2018 NPPF is the relevant consideration. 

4.3. Fundamental to the Framework is a presumption in favour of sustainable development, which meets 

economic, social and environmental objectives (Chapter 2). In relation to plan making, it is stated that plans 

should “…positively seek opportunities to meet the development needs of their area…” paragraph 11) 

4.4. Chapter 6 ‘Building a strong, competitive economy’ sets out the Government’s policy on employment 

development.  It is stated that: 

“Planning polices and decisions should help create the conditions in which businesses can invest, 
expand and adapt.  Significant weight should be placed on the need to support economic growth 
and productivity, taking into account both local business needs and wider opportunities for 
development.” (paragraph 80) 

 

4.5. The implication therefore is that planning policies should anticipate, rather than be reactive to the needs of 

businesses (an important point when considering and allowing for the lengthy lead-in periods to deliver 

sites through allocation, planning and infrastructure funding and construction). Furthermore it is stated at 

paragraph 81 that planning policies should: 

a) Set out a clear economic vision and strategy which positively and proactively encourages 
sustainable economic growth, having regard to Local Industrial Strategies and other local 
policies for economic development and regeneration; 
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b) Set criteria, or identify strategic sites, for local and inward investment to match the strategy and 
to meet anticipated needs over the plan period; 

c) Seek to address potential barriers to investment, such as inadequate infrastructure, services or 
housing, or a poor environment; and  

d) Be flexible enough to accommodate needs not anticipated in the plan, allow for new and flexible 
working practices (such as live-work accommodation), and to enable a rapid response to 
changes in economic circumstances.” 

 

4.6. The Industrial Strategy White Paper is considered below and emphasises the need to drive productivity 

improvements and economic growth which will be delivered in part through Local Industrial Strategies.   

4.7. Of particular relevance to the development proposals, it is stated that “Planning policies and decisions 
should recognise and address the specific locational requirements of different sectors.  This 
includes making provision for…storage and distribution operations at a variety of scales and in 
suitably accessible locations.” (paragraph 82). 

4.8. The new NPPF provides a very positive context in relation to positivity encouraging investment and 

economic growth and providing new employment land which meets the locational requirements of different 

sectors, including logistics.  

Industrial Strategy White Paper (November 2017) 

4.9. The White Paper is the Government’s strategy for economic growth in light of the UK’s exit from the 

European Union.  The key objective is to improve living standards and economic growth by increasing 

productivity and driving growth across the whole country.  Regional disparities are increasing between 

London and the rest of the UK, and the productivity gap between the UK and countries such as France, 

Germany and the US is also increasing.  

4.10. The Strategy sets out the Government’s vision for the future economy and the strategy to boost the 

productivity, earning power and quality of life of the British people.  The aim of the Strategy is ‘that by 2030 
we will have transformed productivity and earning power across the UK to become the world’s most 
innovative economy and the best place to start and grow a business, with upgraded infrastructure and 
prosperous communities across the country.” (page 241). 

4.11. The White Paper is based upon five foundations of productivity: ideas; people; infrastructure; business 

environment; and places.  Four ‘Grand Challenges’ are identified, with the aim of putting the UK at the 

forefront of the industries of the future (page 34): 

1. Put the UK at the forefront of the artificial intelligence and data revolution; 

2. Maximise the advantages for UK industry from the global shift to clean growth; 

3. Become a world leader in shaping the future of mobility; and 

4. Harness the power of innovation to help meet the needs of an ageing society. 

 

4.12. The Strategy announces the launch and roll out of Sector Deals (partnerships between Government and 

industry aiming to increase sector productivity) in life sciences, construction, artificial intelligence and the 



 

 

Stanton Park, Chippenham 

Market Assessment Report 

Alderley Land & Stoford Developments  November 2018 
 

 18 

automotive sector. This builds upon previous successes, such as the Government’s backing of the UK 

aerospace sector 

4.13. In order to help de-centralise the UK economy and reduce regional disparities, the Government proposes 

to agree Local Industrial Strategies that build on local strengths, deliver on economic opportunities and 

guide use of local and national funding.  Local Strategies will be aligned to the National Strategy and identify 

local strengths and challenges, future opportunities and the action needed to boost productivity, earning 

power and competitiveness (page 220).  

4.14. It is stated in the Strategy that the Government is to undertake a review of the roles and responsibilities of 

the LEPs in order to bring forward reforms to leadership, governance, acountability, financial reporting and 

geographical boundaries, and that a more clearly defined set of activities and objectives will be set out in 

early 2018.  Once this review is undertaken, it is stated that additional resources will be made available to 

the LEPs (page 223). 

4.15. Regional collaboration is identified as being increasingly important to increase skilled labour, drive market 

competition and help promote the UK on the World Stage (page 225). Once the UK departs from the EU, 

the Government will launch the UK Shared Prosperity Fund, which will be consulted on in 2018.  Funding 

will be guaranteed for any project signed whilst the UK is in the EU (on the proviso that the project meets 

certain criteria). The Government remains committed to business rates retention in England and is working 

with local government on further reforms (page 228).  100 percent business rates retention has been piloted 

in a number of areas since April 2017 and this will be expanded to additional areas in April 2018. (page 

228).  “The success of our Industrial Strategy relies on credible Local Industrial Strategies and strengthened 
local leadership, supported by effective, locally-targeted national policies.” (page 229). 

4.16. Key themes of the document are continued devolution to regional and local level, with increasing 

accountability and regulation for LEPs.The Government’s support for local growth and funding for 

infrastructure which supports economic growth in the regions is clear.     

4.17. LEPs are therefore the appropriate bodies to identify strategic needs for an area and their role and 

accountability continues to expand.The targets and objectives of the Swindon & Wiltshire LEP are 

considered below.  

Swindon & Wiltshire Strategic Economic Plan (January 2016)  

4.18. The Swindon & Wiltshire LEP (SWLEP) first published its Strategic Economic Plan (SWSEP) in April 2014. 

This has now been updated and revised by the 2016 SEP.  The LEP considers there to be strong prospects 

for employment growth in the area, with an additional 30,000 jobs forecast between 2010 and 20201. 

However, declining competitiveness is identified as a significant challenge in Swindon and Wiltshire.   

4.19. Whilst overall economic performance is relatively strong, growth in productivity in the SWLEP area is 

significantly below that seen nationwide (page 10).  Gross Value Added (GVA) is also below average in 

Wiltshire and it is therefore noted that it is important that investment is made to ensure that the right 

                                                      
1 This figure is based upon the 2013 Economic Assessment (SWSEP, page 9). 
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infrastructure is in place to improve productivity and “…to ensure that Swindon and Wiltshire attracts 
businesses which create value, supports and encourages existing businesses to grow and builds 
on its reputation as a top location for foreign-owned firms.” (page 10). 

4.20. In order to improve competitiveness, it is also stated that there is also a need to support high growth 

businesses, attract new investment to the area, and to strengthen the advanced manufacturing sector 

supply chain (page 17). 

4.21. The SEPs five strategic objectives are set out on page 12: 

i. Skills and talent – we need an appropriately skilled and competitive workforce to achieve or 
growth ambitions; 

ii. Transport infrastructure improvements – we need a well-connected, reliable and resilient 
transport system to support economic and planned development growth at key locations; 

iii. Digital capability – we need to deliver excellence in digital connectivity and cyber 
transformation to achieve business growth, innovative public services and influence societal 
change; 

iv. Place shaping – we need to deliver the infrastructure required to deliver our planned growth 
and regenerate our City and Town Centres, and improve our visitor and cultural offer; and 

v. Business development – we need to strengthen the competitiveness of small and medium 
sized businesses and attract a greater share of foreign and domestic investment into the 
area. 

 

4.22. The following priority sectors are identified, which the LEP has identified have good prospects for growth 

(page 18):   

§ Advanced engineering and high value manufacturing; 

§ Health and life sciences; 

§ Financial and professional services; 

§ Digital and information and communications technology; and  

§ Land based industries. 

 

4.23. In order to recognise the functional economic geography of the area, three Growth Zones have been 

identified which form the focus for targeted investment:  

i. Swindon-M4 Growth Zone; 

ii. A350 Growth Zone; and the 

iii. Salisbury-A303 Growth Zone. 

 

4.24. Maximising the benefits of the geographic concentration of people and businesses and efficiency of 

transport linkages, Growth Zones are the areas where there is the most potential for greatest economic 

impact on Swindon and Wiltshire, and also contribute to the growth of UK plc (page 6).   

4.25. Junction 17 (annotated with a red star) falls within the Swindon-M4 Growth Zone as illustrated by Figure 

4.1.  The SWSEP defines the A350 Growth Zone as extending from Malmesbury to the north to Warminster 
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in the South (page 19).  It is therefore clear that Junction 17 is also included within this Zone. 

4.26. Furthermore, the SWSEP confirms that Chippenham and Corsham are within both the Swindon-M4 Growth 

Zone and the A350 Growth Zone, being pivotal locations in the development of both these corridors.   

Figure 4.1: SWLEP Growth Zones  

 

 

Source: SWLEP SEP (2016, page 20) 

 

4.27. The Swindon-M4 Growth Zone contains almost half of the businesses within the SWLEP area, including 75 

larger businesses.2  One of the key aims of the LEP is the delivery of major employment sites at Junctions 

                                                      
2 Defined as having over 250 employees (Swindon & Wiltshire Strategic Economic Plan, 2016, page 20) 
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15, 16 and 17 of the M4. It is noted that these locations have the greatest potential for growth (page 9).  It 

is also noted that much of the M4 to the east has been fully developed.  The SWLEP plans to “Support the 
Swindon-M4 Growth Zone into a new phase of growth, building on its strengths in manufacturing and 
commerce and making its urban areas attractive to investors;” (page 4). 

4.28. The priorities for the western economic corridor, which is identified as a key route running north to south 

across Wiltshire facilitating access to the Midlands and south, include the delivery of substantial growth in 

advanced manufacturing and design and digital sectors, as well as transport and infrastructure 

improvements along the A350 corridor.  The SWLEP plans to “Deliver the significant growth planned for 
the A350 Growth Zone, exploiting the digital cluster and advanced manufacturing capacity, and investing 
in the regeneration of the urban areas;” (page 4). 

4.29. It is specifically stated in relation to Chippenham and Corsham that “they offer the opportunity to extend 
growth into the area that has developed out of London through to Reading and Swindon, as well as 
the potential to draw in investment from the west out of Bristol and Bath through the development 
potential at Junction 17. They are also an important link in the A350 Growth Zone, fostering 
business development and creating clusters of likeminded businesses.” 

4.30. The importance of land at Junction 17 is clear from this analysis.  The location is uniquely placed at arguably 

the most important intersection in the area, with development here being able to maximise the potential 

economic benefits of its location on both the M4 corridor and the A350 corridor.  In line with the SEP’s 

second objective, further investment is proposed in the A350 primary route to ensure that it can fulfil its 

north-south strategic function and support the significant economic growth which is proposed (page 21).  

Development at Junction 17 is ideally situated to maximise the economic benefits which can be generated 

from the previous and proposed public sector investment in the A350 corridor. 

4.31. This analysis has shown that the proposals at Stanton Park are fully in line with the aspirations and 

proposals of the SWLEP. 

Wiltshire Core Strategy (January 2015) 

4.32. The Wiltshire Core Strategy (WCS) was adopted in January 2015 and covers the period up to 2026.  This 

report does not include a comprehensive review of all the policies of the WCS but considers the economic 

policies and aspirations which are relevant to the potential allocation of land at Junction 17, Stanton Park.  

The most relevant policies which relate to the protection and provision of employment land are: 

§ Core Policy 10: The Spatial Strategy: Chippenham Community Area – sets out provisions in relation to 

the Chippenham area, which includes Junction 17; 

§ Core Policy 34: Additional Employment Land – sets out the circumstances under which unallocated 

sites will be granted planning permission for new employment development (the provisions of this policy 

are considered in more detail at paragraphs 4.42 and 4.43); and 

§ Core Policy 35: Existing Employment Land – provisions for the protection of existing employment sites.  

 

4.33. A review of the Core Strategy is currently underway with a view to producing a new Local Plan which covers 

the period up to 2036, as opposed to 2026 covered by the Core Strategy.  
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4.34. One of the main aims of the Strategy is to address the imbalance between the provision of new homes, 

employment opportunities and supporting infrastructure, and create a more sustainable pattern of 

development (paragraph 1.2).  It is stated that there is an emphasis on economic growth and attracting new 

investment.  One of the key principles of the Strategy is:  

“Creating the right environment to deliver economic growth, delivering the jobs Wiltshire’s 
population needs locally, and taking a flexible and responsive approach to employment land 
delivery.” (paragraph 1.3). 

 

4.35. Six key challenges are also set out, with the first relating to economic development.  The Strategy aims to 

reduce net out-commuting, which is identified as “perhaps the most important strategic challenge for 

Wiltshire.” (paragraph 2.7).  It is identified that Wiltshire does not have land available in the right locations 

at the right time to meet identified business needs (paragraph 6.9) and that it is essential to broaden the 

economic base and provide choice in the job market (paragraph 2.9). 

4.36. Six Strategic Objectives are also identified, with the first objective being “delivering a thriving economy” 

(paragraph 3.4).  A number of key outcomes are identified, including: 

§ Land will have been identified in sustainable locations to provide for about 27,500 new jobs up to 2026 
and significant progress to tackle the issue of out-commuting from Wiltshire will have been achieved. 
 

§ Wiltshire will have secured sustainable growth of established and emerging employment sectors, building 
on existing strengths, including defence related employment, bioscience, advanced manufacturing and 
business services. 

 

4.37. Junction 17 is located within the Chippenham Community Area.  In order to address the level of out-

commuting, it is stated that the area strategy for Chippenham is based on delivering significant job growth 

and ensuring that employment is accessible to the local population.  It is proposed to provide a choice of 

employment sites as part of mixed use urban extensions, incorporating housing.  It is acknowledged that 

these sites will predominantly be greenfield and on the edge of the town. (paragraph 5.46). The 

appropriateness of the current distribution of employment land in meeting demand is considered at Section 

7. However, solely focusing on employment sites as part of housing-led urban extensions will not offer 

sufficient choice to occupiers and investors and will therefore limit the amount of economic growth 

achievable in Wiltshire, particularly as this policy ignores the most important strategic employment location 

in the County at Junction 17 of the M4. 

4.38. By 2026, the aspiration is that: 

“Chippenham’s role as a strategic employment location will have been successful in retaining 
internationally renowned employers in the manufacturing and service sectors, including ICT, rail 
systems and logistics, and future development will have been employment led.  Job growth will 
have taken place on existing sites within the urban area, as well as on sustainable edge of town 
sites.” (paragraph 5.49)  

 

4.39. There is a total of 178 ha of employment land provided for in Wiltshire, including new strategic allocations, 
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provision as part of mixed use allocations, and retained allocations from previous policies.  An assessment 

of the existing land supply is provided at Section 7, including those sites allocated by the Core Strategy 

Spatial Strategies which correspond to the Council’s Community Areas. 

4.40. The allocation of land at Stanton Park is in accordance with the aims and objectives of the WCS offering 

the opportunity to enhance Chippenham’s role as a strategic employment location, providing significant job 

growth and addressing what is identified as one of the most important issues – that of out-commuting.   

4.41. The proposals will help to ensure that Wiltshire has deliverable land available in the right locations to meet 

demand from businesses and maximise investment and local economic benefits.  

4.42. In looking at the benefits of allocating the proposed site, it is relevant to consider the circumstances under 

which the Council consider it appropriate to grant planning permission for additional land (Core Policy 34).  

Given that there is now an opportunity to allocate sites as part of the Local Plan Review, it is logical that if 

a site meets the Council’s criteria whereby a planning permission would be granted, and to do so would be 

in line with other policy objectives, then the site should be allocated.  The full policy and supporting text are 

included at Appendix 1. As the site is not located within a Principal Settlement, Market Town or Local 

Service Centre, the Council will support developments which meet one of four criteria.  Of relevance to the 

proposals here is the fourth criterion which states that support will be given to proposals which “are 
considered essential to the wider strategic interest of the economic development of Wiltshire, as 
determined by the council.” 

4.43. In addition to meeting one of the criteria, proposals must also demonstrate that they: 

a) Meet sustainable development objectives as set out in the policies of this Core Strategy and  
b) Are consistent in scale with their location, do not adversely affect nearby buildings and the 

surrounding area or detract from residential amenity and  
c) Are supported by evidence that they are required to benefit the local economic and social needs 

and  
d) Would not undermine the delivery of strategic employment allocations and 
e) Are supported by adequate infrastructure. 

 

4.44. This report sets out for the case and evidence for land at Stanton Park to be allocated, on the basis that it 

is needed in order to meet a strategic market need for suitable high quality employment land to serve both 

a sub-regional and regional need, as well as to meet the requirements of supply chain companies serving 

key local manufacturers (including Dyson), and in support of the SEP objectives.  Junction 17 is one of 

Wiltshire’s most important locations for employment development, being capable of maximising growth 

potential of both the M4 corridor and the A350 corridor.  The provision of high quality land in this location 

will ensure that potential economic benefits for Wiltshire are captured, rather than being lost to alternative 

locations.  The proposals therefore meet the requirements of criterion 4 of Core Policy 34.  The relationship 

with existing strategic employment allocations and the extent to which they would be competing with the 

development proposals is considered at Section 7. 

4.45. However, notwithstanding this analysis, it is vital to the delivery of this scheme that the site is allocated for 

development, rather than relying on the potential to come forward as an exception site under the provision 
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of this or any future policy.  This creates an unacceptable level of planning risk and will therefore prevent 

the site from being delivered, given the significant level of investment required (see Section 9 which 

considers deliverability).  

Chippenham Site Allocations Plan (May 2017) 

4.46. This document follows the principles set out in the WCS, of seeking to deliver significant job growth, 

reducing out-commuting and ensuring that jobs are accessible to local people.  The focus of the new 

employment allocations is therefore as part of mixed use urban extensions to Chippenham, incorporating 

new housing development.   

4.47. It is noted that proposals at North Chippenham were granted consent in February 2016 (ref. 

12/00560/OUT), and include 750 dwellings and 12,710 sq. m of new B1/B2/B8 floorspace on 2.7 ha split 

across three plots.  The site is located to the north of Chippenham, with the employment element adjacent 

to the A350. 

4.48. In addition to this site, two strategic allocations are provided for by the Site Allocations Plan: 

§ Policy CH1: South West Chippenham (Showell Farm) – a mixed use scheme including c. 1,000 

houses and 18 ha of employment land, located to the south of Chippenham, adjacent to the A350.  The 

employment land element of the scheme now has outline planning permission for 50,000 sq. m of 

B1/B2/B8 floorspace.  The site is controlled by Crest Nicholson. 

 
It is stated that a key element of the proposals is the early release of serviced employment land to 

accommodate both local businesses and attract inward investment. 

 

§ Policy CH2: Rawlings Green – a mixed use site to the north east of Chippenham including 5 ha of 

employment land proposed for B1 use and 650 new dwellings.  A planning application was submitted by 

KBC Developments in December 2015 (ref. 15/12351/OUT). The Council resolved to grant planning 

permission, subject to Section 106, in December 2016.  

 

However, a revised application and amended plans have subsequently been submitted in February 2018 

in order to ensure that the application accords with the now adopted Chippenham Site Allocations Plan.  

The application is under consideration.  There are significant infrastructure requirements associated with 

the delivery of the scheme, including a new railway bridge and link road giving connections to the A350. 

 

4.49. Whilst the proximity of jobs to new housing is one important consideration, it is also essential to consider 

the needs of different types of employers and provide a range and choice of sites in order to maximise 

economic growth and job generation for Chippenham and Wiltshire.  The importance of the locational 

requirements of different sectors is made clear within the NPPF.  The current strategy does not provide for 

sufficient choice in terms of the type and scale of sites available.  It does not seek to maximise the benefits 

of the town’s proximity to the M4 corridor or the importance of the intersection of the A350 and the M4 at 

Junction 17.  This is one of the area’s key assets in attracting new investment and in providing high quality 

employment space for existing employers.  
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4.50. A more detailed review of the land supply position within the market area is provided in Section 7, at 

paragraphs 7.30 to 7.35.  

Swindon & Wiltshire Joint Spatial Framework (Issues Paper, November 2017) 

4.51. In order to inform the Local Plan reviews underway in both Swindon and Wiltshire, the two local authorities 

have agreed to prepare a non-statutory Joint Spatial Framework.  The Framework will be based on a joint 

evidence base and will be formally agreed by both Councils.  It will guide the overall strategy and distribution 

of development, including the identification of strategic employment locations.   

4.52. In relation to the economy, proposed objective 2 (page 8) is to:  

“Facilitate local and inward investment by meeting land requirements for existing and emerging 
businesses in each Functional Economic Market Area; supporting the roles of town centres, 
business clusters and the regeneration of Swindon’s central area and other priority areas for 
regeneration elsewhere.” 

4.53. The document summarises the findings of the SWHMA (2017) which is set out above and further states 

that, of the 22,500 new homes required in the Chippenham Housing Market Area (HMA), c. 9,000 have 

been built or committed (paragraph 3.8).  This leaves a requirement for 13,250 additional homes by 2036.   

4.54. It is acknowledged that the Chippenham HMA lies within the A350 and West Central Towns Functional 

Economic Market Area (FEMA) and that the northern part also lies within the Swindon/M4 FEMA 

(paragraph 4.7). 

Swindon & Wiltshire Joint Spatial Framework (Chippenham Housing Market Area – Individual Settlement & 

Housing Market Area Profile, November 2017) 

4.55. This document informs the Joint Spatial Framework Issues Paper.  It is noted that the housing requirement 

of 22,500 is a significant increase on the Wiltshire Core Strategy (2006-2026) (page 3).   

4.56. It is stated that “Chippenham town falls into the A350/West Wiltshire Towns Functional Economic Market 
Area (FEMA).  However, given its proximity to the Swindon/M4 Corridor FEMA, its strategic location on the 
Bristol-London rail line and proximity to the M4, additional employment growth may be attributed to 
Chippenham over and above the forecasted requirements within the A350/West Wiltshire FEMA set out 
below.” (page 3) 

4.57. Whilst we would agree with the statement above as far as the suggestion that additional employment growth 

should be attributed to Chippenham, there is no acknowledgement in this document that the Chippenham 

HMA also falls within the Swindon/M4 FEMA and all analysis of future employment requirements is based 

solely on the A350/West Wiltshire Towns FEMA.  The additional employment floorspace requirements 

stated in the document in relation to settlements to the north therefore understate the likely demand in these 

areas (Chippenham, Malmesbury).  
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Conclusions 

4.58. The allocation of land at Stanton Park is in accordance with economic policy. 

4.59. Policies at a national level are focused on being proactive and creating opportunity.  The proposals accord 

with the policies set out in the NPPF, taking into account the needs of local businesses and wider strategic 

opportunities.  The NPPF specifically states that provision should be made for storage and distribution 

operations at a variety of scales in suitably accessible locations – the proposals are wholly in line with this 

aspiration.  

4.60. Key themes of the Industrial Strategy White Paper are continued devolution, with increasing accountability 

and regulation for the LEPs, together with support for local growth via the Local Industrial Strategies.  The 

importance of the LEPs in guiding economic development (and funding) is clear. 

4.61. The site provides the opportunity to create high quality accommodation to meet the needs of the high value 

manufacturing sector, which is one of the target sectors identified in the Swindon & Wiltshire Strategic 

Economic Plan (SWSEP).  The location of Junction17 is of key strategic importance, falling within both the 

Swindon-M4 and A350 Growth Zones as defined by the SWSEP and thereby allowing for growth to be 

extended out of London, as well as from Bristol/Bath and via the A350.  Significant growth is supported in 

both Zones and investment is proposed to further improve the A350 corridor.   

4.62. The proposals at Stanton Park offer the opportunity to significantly reduce the level of out-commuting from 

Chippenham and Wiltshire, which is identified as one of the most important challenges in the Core Strategy.  

The current strategy set out in the Core Strategy of focusing new employment development within mixed 

use, housing led urban extensions does not take account of the locational needs of businesses, which often 

require large scale sites, away from conflicting uses and with excellent accessibility. This is contradictory 

to the policies set out in the NPPF and ultimately will restrict investment and economic growth.  

4.63. Our view is that the proposals do meet the criteria set out by Core Policy 34, being essential to the wider 

strategic interest of the economic development of Wiltshire. On this basis, and that the proposals are also 

fully in line with other relevant economic policies, the site should be allocated as part of the new Local Plan. 

An allocation is essential in order to secure the delivery of this key site.  
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5. The Evidence Base  

5.1. The methodology and findings of the relevant documents which form part of the evidence base to support 

the review of the Core Strategy and production of the new Local Plan are assessed in this section.  The 

following documents are considered: 

§ Swindon & Wiltshire Strategic Housing Market Assessment (SWSHMA, March 2017); 

§ Swindon & Wiltshire Functional Economic Market Area Assessment (SWFEMAA, December 2016); and 

the 

§ Wiltshire Employment Land Review (May 2018). 

 

Swindon & Wiltshire Strategic Housing Market Assessment (SWSHMA, March 2017) 

5.2. The analysis within the SWHMA is based upon four functional housing market areas: Swindon, 

Chippenham, Trowbridge and Salisbury.  These are shown at Figure 5.1. 

Figure 5.1: Swindon & Wiltshire Functional Housing Market Areas  

 

Source: SWHMA, Figure 1, page 8 

5.3. In establishing the Objectively Assessed Need (OAN) for new homes, in addition to demographic forecasts, 

the Study also considers employment trends (i.e. how the projected growth of the economically active 
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population fits with forecast change in job numbers).  The SHMA is based upon the same job growth 

forecasts as the Functional Economic Market Area Assessment (see analysis at paragraph 5.7 below) 

which assumes that there will be 40,200 new jobs over the plan period.  This is exactly in line with the 

forecast increase in the number of economically active people over the same period (40,200).  

5.4. Trends show that there is currently a relatively high level of out-commuting from Chippenham HMA to other 

areas of Swindon and Wiltshire and areas outside the study area (paragraph 4.38).  Taking into account 

commuting patterns, it is found that there will be a shortfall of c. 1,400 workers across Swindon and Wiltshire 

and it is noted that local authorities should consider the current patterns of commuting within the area and 

how the location of new housing could help to address this issue (paragraph 4.43).   

5.5. After further adjusting the OAN to take into account market signals, it is concluded that the total requirement 

over the period 2016-2036 is 73,000 dwellings. Specifically in relation to the Chippenham Housing Market 

Area, within which the site falls, 22,250 new homes are required (paragraph 4.98). 

5.6. It is essential to consider how the location of new jobs and employment opportunities can help to re-balance 

unsustainable commuting patterns, for example through the creation of additional jobs within the 

Chippenham HMA.  Development at Junction 17 offers an excellent opportunity to reduce out-commuting 

from the HMA. 

Swindon & Wiltshire Functional Economic Market Area Assessment (SWFEMAA, December 2016) 

5.7. The purpose of this study was to provide an assessment and definition of the local functional economic 

market areas (FEMAs) and to provide an objective assessment of employment need (2016-2036) for each 

FEMA within Wiltshire and Swindon.  Together with the Swindon and Wiltshire Housing Market 

Assessment, this document forms a key part of the evidence base for the Local Plan reviews for the two 

authorities.   

5.8. Three FEMAs are identified by the Assessment (Figure 5.2 below): 

i. Swindon/M4 corridor FEMA; 

ii. A350/West Central Wiltshire Towns FEMA; 

iii. Salisbury/Amesbury/A303 Corridor FEMA. 

 

5.9. It is noted that the boundaries should not be considered exact and that the zones overlap (paragraph 2.5). 
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Figure 5.2: Swindon & Wiltshire FEMAs 

 

 
 

Source: Swindon & Wiltshire FEMAA (2016, Figure 2.7, page 10) 

 

5.10. This plan demonstrates that Junction 17 (marked by a red star) falls within both the Swindon/M4 Corridor 

and the A350 and West/Central Wiltshire Towns FEMAs as defined by this Assessment.  It is located in 

the area where these two FEMAs overlap.  This is consistent with the SEP, which also places this location 

within two Growth Zones, noting its key pivotal location.  We would agree with this assessment – the 

Junction is a highly strategic location and development here will relate strongly to both the M4 and A350 

corridors. 

5.11. The Assessment goes on to state that “For pragmatic reasons it is helpful to constrain FEMAs to ‘best-fit’ 
areas.”3 And that “The A350 Corridor FEMA incorporates two HMAs4.  However, the coverage of the two 
HMAs has a good fit with the FEMA.”5  

5.12. The relationship between the Housing Market Areas (HMAs) and the FEMAs is illustrated at Figure 5.3 

which is based on the diagram produced within the SWFEMAA. The location of Junction 17 has been 

                                                      
3 SWFEMAA, page 9, paragraph 2.5   

4 Chippenham HMA and Trowbridge HMA 

5 SWFEMAA, page 10, paragraph 2.6. 
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highlighted (red star), as well as the boundary of the Chippenham HMA (red line). 

Figure 5.3: FEMA and HMA overlay 

 

 
 

Source: SWFEMAA, Figure 2.8, page 10/Savills highlighting 

 

5.13. Unlike the other HMAs, the Chippenham HMA is not confined to any one proposed FEMA area. It is very 

clear from this diagram that the northern part of the Chippenham HMA, incorporating the M4, falls within 

the Swindon/M4 Corridor FEMA, as well as the A350 FEMA.  A logical analysis would suggest that Junction 

17 of the M4 must relate to the M4 corridor FEMA, given the exceptionally strong linkages with the rest of 

this FEMA.  However, the approach taken by the Study is to use the best-fit HMAs to inform the detailed 

statistical analysis and to combine the Chippenham HMA and the Trowbridge HMA to present a FEMA 

level analysis (for the A350 FEMA) (SWFEMAA, paragraph 2.7). 

5.14. We agree with the preceding analysis of the FEMA areas but this final step in attempting to match the 

FEMA and HMA best-fit areas is fundamentally flawed.  Whilst it makes data collection and analysis more 

straightforward and easily comparable to the Strategic Housing Market Assessment (2017) it incorrectly 

places Junction 17 of the M4 solely within the A350 FEMA.  The Study itself acknowledges that the FEMAs 

overlap and, in the case of Junction 17, this is particularly important as the current approach leads to the 

location effectively being omitted from the analysis.   
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5.15. Elsewhere within the Council’s evidence base6 it is emphasised that the location falls within both areas and 

relates strongly to both.  Being at the junction of the M4 and the A350 this is to be expected, and to ignore 

this fact leads to an inaccurate analysis of the economic and market conditions affecting this location. 

5.16. Characteristics of both the A350 FEMA and Swindon/M4 FEMA are therefore relevant to this location and 

the key points identified by the Study in relation to both FEMAs are set out below: 

§ Swindon/M4 FEMA has concentrations in motor vehicle manufacture, pharmaceuticals and electronics.  

Also science & R&D, financial and high value services and warehousing and logistics (paragraph 2.5) 

and has a focus eastwards towards the Thames Valley and Oxfordshire. 

§ The A350 FEMA has a greater westward focus towards Bath and the West of England (paragraph 2.5) 

and has strengths in manufacturing. 

§ A limited amount of additional B1c jobs are forecast across the whole area (paragraph 6.2.6). 

§ Whilst a decline in manufacturing employment is forecast in the Swindon/M4 FEMA, there is a forecast 

growth (600 new jobs) in this sector in the A350 FEMA (paragraph 6.2.7). 

§ It is forecast that there will be an additional 600 new jobs generated within the B8 logistics sector, with 

the majority of these being within the Swindon/M4 FEMA (paragraph 6.2.8). This is to be expected, given 

the locational requirements of this sector (i.e. excellent links to the national road network).  This further 

illustrates the importance of the correct inclusion of Junction 17 within this FEMA. 

§ In total it is concluded that 87 ha of industrial land is required within the Swindon/M4 FEMA and c. 83 ha 

within the A350 FEMA (Table 6.4, page 46).  The majority of this requirement is to account for 

replacement floorspace. 

§ The connectivity to the M4 corridor from Swindon and the northern A350 corridor is identified as a key 

strength of the area (paragraph 4.1). 

§ The competitiveness of Wiltshire is declining and GVA growth has been slower over the last decade 

relative to competitor locations (paragraph 4.2). 

§ Expansion and planned capital investment by Dyson is identified as an important opportunity (paragraph 

4.3). 

 

5.17. The definition of the best-fit FEMAs effectively precludes a useful analysis of the potential of Junction 17, 

which is arguably the most important strategic location within Swindon and Wiltshire. 

5.18. We have set out our view of the likely market demand for floorspace separately (see Section 7).  However, 

it is clear, based on the analysis within the Study, that development at Junction 17 is very well-placed to 

take account of forecast growth in both logistics and manufacturing, relating strongly to both areas.  The 

site is ideally placed to take advantage of the strategic importance of the connectivity of the area via both 

the M4 and A350, and maximise the potential economic benefits for Wiltshire, building upon previous and 

proposed investment in the A350 corridor and expanding growth opportunities from the east along the M4 

corridor.  Development of the site will offer the opportunity to provide accommodation to supply chain 

companies serving local manufactures, including Dyson, which is of widely acknowledged importance to 

the area.  

                                                      
6 Swindon & Wiltshire SEP (2016) and the Joint Spatial Strategy Issues Paper (2017) 
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Wiltshire Employment Land Review (May 2018) 

5.19. The Employment Land Review (ELR) has been undertaken in order to inform the ongoing Local Plan 

review.  The ELR is based upon the same baseline forecasts which were used in the Swindon & Wiltshire 

Functional Economic Area Assessment (SWFEAA, 2017) and Strategic Housing Market Assessment 

(2017).  Consistent with the SWFEAA, the overall requirement for industrial land is 12.9 ha in the 

Swindon/M4 FEMA and 83.1 ha in the A350 FEMA. 

5.20. This leads to the following conclusions in relation to the two relevant FEMAs: 

§ There is a requirement of up to 8 ha in the Swindon/M4 FEMA over the plan period, and a requirement 

of up to 4 ha over the first five years (2016 – 2021); 

§ The existing and allocated supply which is deemed to be at a low or medium delivery risk is broadly in 

line within the requirements in the A350 FEMA over the plan period. 

§ There is a surplus of supply in the A350 FEMA of around 30 ha in the first five years of the plan period. 

 

5.21. The ELR only considers the part of the defined Swindon/M4 FEMA, with the remainder being considered 

separately by Swindon Borough Council.  It is acknowledged that the FEMA boundaries are ‘fuzzy’ and 

overlap in places (paragraph 2.1.1).  However, hard boundaries are applied for the purposes of the ELR: 

Malmesbury is included wholly within the M4/Swindon FEMA, whereas the following assumption is made 

in relation to Junction 17: 

“Sites at M4 Junction 17, although located adjacent to the M4 motorway, are also located within the 

hard boundary of the A350, but could serve demand from this or the M4/Swindon (Wiltshire) FEMA.” 

 

5.22. It is acknowledged by this statement that sites at Junction 17 relate to both FEMAs and it is clear that the 

location is very well-related to the M4 corridor, being at the motorway junction.  As considered in greater 

detail at Section 7, it is likely that a significant proportion of demand will be from occupiers seeking to locate 

on the M4 corridor. Whilst we acknowledge that the location also relates strongly to the A350 FEMA, being 

located within an area of overlap and at a key intersection of the A350 and the M4 (indeed this is one of 

the location’s key advantages), it should be reflected throughout the ELR analysis that this area is within 

both FEMAs. It is inaccurate to simply allocate the location to the A350 FEMA.  

5.23. Most job growth in Wiltshire is from existing companies rather than inward investment.  One of the key 

strengths identified by existing business is Wiltshire’s connectivity, including the M4 and A350. In contrast, 

one of the challenges identified by existing businesses is the availability and deliverability of sites and 

workspace that meets their needs (paragraph 2.73).   

5.24. There is potential for a number of clusters, or areas where Wiltshire has competitive advantage and are 

likely to see future growth.  This includes advanced manufacturing centred around Dyson (paragraph 2.8), 

which is also identified as one of the most globally competitive areas of the local economy. It is noted that 

a supply of good quality sites and premises is essential to maintain economic prosperity and capture growth 

potential of this and other key areas of the economy (paragraph 2.10).   
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5.25. It is acknowledged in the ELR7 that there is anecdotal evidence of supressed demand in the Chippenham 

area but this has not been deemed sufficient to support an uplift of the demand forecast.  This leads to a 

significant variation in the demand for new floorspace/land in this area from 12.2 ha based on the existing 

stock and recent growth, up to 24.5 ha in response to market signals and indications of supressed demand 

due to limited supply (Appendix 5, paragraph 4.1.1). 

5.26. In relation to the regional property market, it is stated that: 

 “The industry is reporting a severe shortage of big sheds on the western M4…The ending of tolls 
on the Severn Bridge from the end of 2018 is expected to make South Wales a more attractive 
location for logistics warehousing.  This presents a market opportunity for Wiltshire, the central 
position of which would give any big shed development, on sites with good motorway access at M4 
Junction 17 an advantage with its access to both London, the West and Wales.” (paragraph 4.1.3). 

5.27. Furthermore:  

“Overall, there is a shortage of readily developable employment sites in areas of strong demand, 
which is a constraining factor on economic development.” (ibid). 

5.28. Over the period 2008 – 2017 there has been a significant increase in the proportion of total stock in Wiltshire 

in the logistics sector (Figure 4.1, page 34).  The majority of industrial and logistics floorspace is located in 

the A350 FEMA.   

5.29. Market feedback from consultations with property agents undertaken as part of the ELR suggest that: 

§ there is a critical shortage of supply and significant demand for industrial and logistics space and as a 

result, rents have risen 15-20% over the last 5 years; 

§ there is a ‘significant problem’ of housebuilders controlling the supply of employment land and holding 

out for residential land values; 

§ most demand is at the top of the A350 and M4; 

§ the Local Plan has allocated a number of mixed-use sites that are not suitable for many employment 

uses  (paragraph 4.3). 

 

5.30. As described in the stakeholder consultation, it is a clear issue in Wiltshire that the majority of the land 

supply is controlled by the volume housebuilders, who have little incentive to bring it forward for employment 

use, preferring to wait until residential planning permission can be obtained.  This is in the context of 

businesses being forced to move elsewhere due to lack of suitable space (paragraph 5.6).  Whilst the policy 

recommendations that are made in the ELR (paragraph 5.6.1) could have some success (i.e. firmly resisting 

alternative uses, disregarding higher land values in viability assessments and development management 

tools), ultimately it is not possible to force a landowner to deliver a use that they do not wish to see on their 

land.  Volume housebuilders often take a very long term view and the situation of non-delivery needs to be 

addressed within the land supply figures as these sites are not making a meaningful contribution to 

Wiltshire’s portfolio of employment land and are precluding alternative, deliverable sites (such as Stanton 

                                                      
7 Appendix 5, paragraph 3.1 
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Park) from coming forward.  

5.31. Analysis within the ELR states that industrial and warehousing vacancy rates are 1% in the M4/Swindon 

FEMA and c. 10% in the A350 FEMA, although it is noted that some areas (Chippenham) may have a 

supply shortage (paragraph 4.3.1). 

5.32. A viability assessment undertaken as part of the ELR concludes that the viability of new employment 

development across the area is marginal and very challenging in all but the highest value locations.  As a 

consequence, public sector interventions are suggested to improve viability of potential development sites 

and ensure delivery (paragraph 5.5). The development proposals at Stanton Park are viable and deliverable 

without recourse to public sector funding. 

5.33. In the context of this analysis, the ELR considers the need for new allocations.  It is concluded that there is 

an immediate need in the Wiltshire part of the M4/Swindon FEMA with a forecast undersupply.  It is noted 

that there is little choice available in this area, particular with reference to the requirements of Dyson 

suppliers (paragraph 7.2.1).  The development proposals at Stanton Park are very well suited to meet this 

demand. 

5.34. It is also concluded that additional sites are allocated in the A350 FEMA given the fine balance between 

supply and forecast demand, and that there is likely to be particular demand in the Chippenham area.  

Again, Stanton Park is ideally placed to meet this demand. 

5.35. Stanton Park is specifically assessed as follows: 

Figure 5.1: ELR Assessment of Stanton Park 

 

Source: Swindon & Wiltshire ELR, Figure 7.1 (extract), page 64 

 

5.36. We would agree with the recommendation that the Council should consider allocation of all or part of this 

site and that it is suitable in terms of both scale and location.  As described in Section 9, the site is viable 

and deliverable and is therefore capable of providing significant economic benefits to the local area (Section 

8). However, it should be noted that:  
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a. The central part of the site does benefit from an implemented planning permission for a caravan 

park (reference N/10/03072/FUL) so there is some precedent for development here; 

b. The current proposals extend to 21.23 ha, as described at Section 3.  

c. The assessment of Stanton Park as ‘medium delivery risk’ (ELR Appendix 7) is purely a reflection 

of the fact that the site is not allocated and confirms the point made at Section 9, that an 

allocation is necessary to ensure that this high quality site comes forward.  

 

5.37. The ELR concludes that sites at Junction 17 (Chippenham Gateway which now has a resolution to grant 

outline planning permission, and Stanton Park) are not required in order to meet the identified local demand, 

but 

 “they may be appropriate for and attractive to businesses in strategically important sectors 
searching for sites at the regional or national level, or for strategically important activities which 
cannot be located anywhere else in the county.” (paragraph 7.2.2).   

5.38. It is further suggested that sites in this location could be suitable for high value, exceptional proposals in 

target growth sectors and specifically that the Council could consider the sites if they will attract suppliers 

to existing strategically important businesses, such as Dyson.  The proposals for Stanton Park have been 

specifically designed in order that they can meet the requirements of supply chain companies which serve 

manufacturers within the sub-region, and the location of the site makes it very well-placed to meet the 

needs of those companies serving Dyson (but not exclusively so). 

5.39. It is stated that the sites should not compete with sites within the current portfolio of land.  This point is 

considered in more detail at paragraphs 7.34 – 7.35 and in that section’s conclusions at paragraphs 7.42 – 

7.43. It is stated that Core Policy 34 of the Core Strategy, which deals with exception sites, could be 

expanded to deal with sites at Junction 17.  However, as per our commentary in Section 9, site delivery is 

contingent on the reduction of planning risk and this is best achieved through an allocation, particularly as 

there is a current opportunity to allocate the site and the benefits of doing so are recognised by the ELR 

analysis.  

Conclusions 

5.40. It is essential to consider how the location of new jobs and employment opportunities can help to re-balance 

unsustainable commuting patterns and development at Junction 17 offers an excellent opportunity to 

reduce out-commuting from the Chippenham HMA. 

5.41. Specific consideration of the attributes and focus of Junction 17 is effectively omitted from the analysis 

undertaken as part of the FEMA Assessment as it falls within the Chippenham HMA which is wholly (and 

inaccurately) placed within the A350 FEMA.  The exclusion of J17 from the M4 Corridor/Swindon FEMA is 

inaccurate and misleading and represents a significant flaw in the evidence base.  The site is ideally situated 

to maximise the benefits of both FEMAs, including forecast growth in logistics along the M4 corridor and 

the forecast growth in manufacturing along the A350 corridor.  

5.42. Key strengths and opportunities identified by the FEMA Assessment include the connectivity of the area 

(via the M4 and A350) and the presence and future growth of Dyson.  The proposals at Stanton Park offer 
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the opportunity to maximise the potential of both. 

5.43. The ELR concludes that sites at Junction 17 (Chippenham Gateway and Stanton Park), whilst not required 

to meet the identified local need, could be considered for allocation and may be appropriate for businesses 

in strategically important sectors or for strategically important activities which cannot locate elsewhere in 

the county and that sites in this location could be suitable for high value, exceptional proposals in target 

growth sectors.  Specifically it is suggested that the Council could consider allocation of the sites if they will 

attract suppliers to existing strategically important businesses, such as Dyson.  The proposals for Stanton 

Park have been specifically designed in order that they can meet the requirements of supply chain 

companies which serve local manufacturers and the location of the site makes it very well-placed to meet 

the needs of those companies serving Dyson. 

5.44. Notwithstanding the flaws in the evidence base which downplay the importance of Junction 17 as a location 

for new employment development, there is a clear acknowledgement that sites in this location are suitable 

for strategic development and that the Council should consider their allocation. 
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6. Market Context 

6.1. In order to provide the market context for the proposals, this section reviews the market dynamics for ‘big 

sheds’ (industrial and warehousing units of 9,290 sq. m/100,000 sq. ft. and above) at a national and regional 

level, because this is the market which the Stanton Park proposals will primarily target. 

6.2. Data has been sourced from Savills’ national internal database of transactions and availability of units over 

9,290 sq. m (100,000 sq. ft.) and also from a detailed review of current supply at a local level.   

6.3. Whilst the dominant sector is take-up by distribution warehouses (B8) the statistics used below include 

industrial (B1c / B2) uses. 

National Market Context  

Supply  
 
6.4. Across the United Kingdom, the supply of vacant existing warehouse units over 100,000 sq. ft. (9,290 sq. 

m) is currently 2.542 million sq. m. (27.3 million sq. ft.) across 143 separate units. Savills, in conjunction 

with the UK Warehousing Association, has undertaken an audit of the current UK logistics stock. This study 

estimates a current supply total stock figure of approximately 478 m sq. ft. (44.4 m sq. m), and therefore a 

current nationwide vacancy rate of 5.08%. 

6.5. There has been a continued decrease in available supply which is apparent in the chart below. Strong 

occupier demand and high levels of take-up have stimulated this supply shortage in many regions.  The 

chart highlights that supply has fallen by 4% since the end of 2017 and by 71% from the peak of 94 million 

sq. ft. (8.73 million sq. m) in 2009.  
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Figure 6.1: Supply of floorspace (units over 9,290 sq. m) 

 

Source: Savills  

Figure 6.2: UK Supply by Grade & Size 

 

Source: Savills 
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6.6. Furthermore, the majority of the existing available units are of poor quality, 55% of the units available are 

classified as either grade B or C. Moreover, through observations of the current stock levels it is evident 

that there exists a shortage of units in the larger size band which could lead demand being potentially 

unsatisfied.  

Figure 6.3 Supply by Region & Grade 

 

Source: Savills 

6.7. Current stock levels show just 22 buildings on the UK market in excess of 300,000 sq. ft. (27,871 sq. m). 

Notably, only two of which are between 400,000-500,000 sq. ft. and just two over 500,000 sq. ft. Moreover, 

there are only four new grade A units over 300,000 sq. ft. (27,872 sq. m) the largest being Altitude at Milton 

Keynes comprising of 574,254 sq. ft. and M6DC in Cannock comprising of 372,000 sq. ft.  

6.8. At a regional level, the North West has the highest amount of supply totalling 5,611,360 sq. ft. However, it 

should be noted that the North West also has the highest amount of grade C stock which is arguably not fit 

for the purpose of the Omni-channel retail supply chain now required in modern society.  

6.9. The South East has the highest amount of speculatively developed space available across the regions, 

with 1,773,827 sq. ft. currently under construction across eight units. The largest speculatively developed 

unit available in the UK is Altitude located at Milton Keynes providing 574,000 sq. ft. of grade A quality 

space.  

6.10. Despite the large amount of recent speculative development take-up has remained strong. However, supply 

statistics are likely to be increasingly volatile over the second half of 2018 and into H1 2019 as speculatively 
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developed units enter the supply figures and are subsequently let to occupiers.  

6.11. Take-up for H1 2018 reached 16,647,126 sq. ft. which is 35% higher than the long-term average for H1 

which currently rests at 12,331,841 sq. ft. There were 55 lettings recorded in H1 2018 which is only a single 

unit less than H1 2017 but is however 3.8% ahead of the long term average of 53 lettings at the half year 

point. These take-up figures continue to reflect the stable occupier demand that currently exists within the 

market.  

Figure 6.4: UK Take-up 

 

 

Source: Savills 

6.12. The 500,000 + sq. ft. unit size band witnessed the highest amount of transactional activity with 7,373,367 

sq. ft. traded, accounting for 43.8% of total space leased. Build-to-suit lettings have counted for all bar one 

of the deals within the 500,000 sq. ft.+ size band, the largest deal being Link 66 Darlington where Amazon 

acquired 1,508,367 sq. ft. of space. This highlights the current severe shortage of supply as occupiers who 

are seeking larger units are predominantly using the build-to-suit option to acquire stock.   

6.13. With limited supply of large buildings (as noted above), if occupiers are not prepared to compromise on 

either location, size or build quality than build-to-suit is the only remaining alternative.  
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Figure 6.5: UK Take-up by Grade 

 

Source: Savills  

6.14. Across the smaller sized unit range supply pressure is expected to alleviate towards the end of 2018 as 

speculative units under construction reach practical completion and occupiers start to take leases on this 

space. During H1 2018 nine speculative units have been let after practical completion.  

6.15. A further interesting development demonstrating the widely discussed structural change in the sector is 

apparent as the market in 2018 sees an increasing imbalance in occupier industry. Adhering to predicted 

trends, online retail has increased from 5% take-up in 2010 to 11% so far in 2018, becoming a major 

occupier of space. Moreover, with Amazon acquiring 3,674,318 sq. ft. of space (accounting for 21.7% of 

take up this year) their huge presence continues to expand. Take up by high street retailers has reduced 

substantially from 33% to 10% evidencing the shift in global retail trends and consumer spending, reflecting 

the ongoing structural change within the retail sector.  

6.16. The charts below highlight the volatility of the occupier dominance and demonstrates that in eight years 

the percentage take-up varies substantially. Additionally, 3PL take up has increased from 12% to 30% 

which adheres to trends expected in the logistics industry.   
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Figure 6.6: UK Occupiers by Type 

 

Source: Savills  

 

6.17. Savills research tracks all speculative development announcements through the development pipeline. 

Since 2013, 150 speculative developments have been announced across the country which totals 28.45m 

sq. ft.; to place this into context from 2005 to 2009, 40.47 m sq. ft. was delivered across the country.  

6.18. Moreover, of the schemes currently announced and under construction, Savills are tracking 9.88 million sq. 

ft. due for delivery across 51 schemes predicted to reach practical completion in H2 2018 and H1 2019. So 

far throughout 2018, 2.2 million sq. ft. of has achieved practical completion.   

6.19. Throughout the regions, the East Midlands has the largest amount of stock due to be delivered between 

Q3-18 and Q3-19 with 2,251,531 sq. ft. of vacant existing warehouse units over 100,000 sq. ft.  
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Logistics Sector Trends 

6.20. There are a range of factors which determine the choice of location, including:   

§ The locations of the supply chain and the customer base (i.e. the market area being served); 

§ The availability of suitable buildings / land; 

§ The diversity of routes available from a location; 

§ The availability of labour; 

§ Road congestion; 

§ Reliability of the transport solution (and available alternatives); 

§ The growth in carbon taxes; 

§ Overall time, cost, efficiency and certainty underpinning the logistics operation. 

 

6.21. The ability to hold, consolidate and distribute goods in HGV-size loads from one location is the most efficient 

method of organising supply chains, hence the development of both NDCs and RDCs.  This is not only in 

terms of pure costs - the ability to consolidate and distribute 'mixed loads' results in fewer HGV journeys 

being required, resulting in environmental benefits. 

6.22. Trends in the retail industry have driven the changing nature of logistics. Goods are now ordered by retailers 

and manufacturers from supply chain manufacturers and other suppliers on a just in time (JIT) basis when 

required rather than in anticipation of demand.  Consequently, the responsibility of holding inventory to 

ensure product supply has been placed with manufacturers and suppliers, rather than the retailers (and 

manufacturers) – as has the location and acquisition of suitable premises. Clearly this requires delivery and 
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choice of appropriate land and building stock from the real estate industry to respond to occupational need.  

6.23. E-Commerce has revolutionised the sector in recent years.  The effects have particularly been seen in the 

UK as a high proportion of the population have access to Wi-Fi and are within easy reach for delivery. On-

line sales account for 14.3% of UK retail (ONS, August 2016) and are projected to grow to 21.5% by the 

end of the decade (Centre for Retail Research’s Retail Futures 2018). On-line retailers are increasingly 

competing on speed of delivery to win customers and this comes at a considerable extra cost in terms of 

additional warehousing requirements and delivery fleets, which can only be absorbed by the largest 

companies.  

6.24. Customers now expect delivery of goods within increasingly short time frames, with next day delivery and 

even same day delivery commonplace and this has reformed the way in which supply chains are managed.  

The transfer of delivery costs from the consumer to the retailer means that location and accessibility to the 

consumer is increasingly important.  According to research by Prologis8, three times as much warehousing 

space is required for online fulfilment compared with store-based fulfilment.  Highly specified, bespoke 

units, with particular requirements in relation to configuration, height and scale are necessary to meet the 

requirements of on-line retailers.   

6.25. Whilst the sector is dominated by the retail and third-party logistics operators, manufacturers also make up 

an important component of the sector.  Manufacturers located in Britain are more likely to store and 

distribute goods to suppliers or retailers direct from a production site.  However, some manufacturers do 

occupy distribution centres where there is limited space on site or where they have a number of factories 

and there are benefits to consolidating storage.  In addition, some manufacturers locate their storage 

facilities close to their customers, in order to meet their strict JIT delivery arrangements, particularly in the 

automotive industry.   

6.26. Other changes in the sector include the development of ‘palletline’ networks.  Some logistics operators 

lease/own and operate their own distribution centres, independent of any out-sourcing contracts they may 

hold.  Normally such facilities will be multi-user, and will handle the goods of a number of shippers under 

one roof.  A palletline network involves a number of logistics providers combining their operations to offer 

overnight express deliveries for pallet-load quantities of goods.   

6.27. They operate using 'hub and spoke' systems, with pallets trunked into distribution centres where they are 

'cross-docked' for onward deliveries.   

Implications for the property market 

6.28. The M4 corridor is an important sub-set of the national market and a key focus for demand for companies 

seeking to serve key markets in the South and South-West . 

6.29. The continuing shift away from manufacturer/suppliers delivering direct to their customers and the 

emergence of RDCs and NDCs, which dominate the large distribution warehouse market, and which have 

seen a continuing rise in the average size of buildings, has led to an increase in plot sizes necessary to 

                                                      
8 Prologis (July 2014) Inside the Global Supply Chain: E-Commerce and a New Demand Model for Logistics Real Estate, p. 4 
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accommodate larger buildings. For example, a RDC in the early 1990s might typically have been 13,900 

sq. m (150,000 sq. ft.), which would require a plot of c. 3.04 ha (7.5 acres). RDCs are now likely to be in 

the range 32,480 sq. m – 46,400 sq. m (350,000 sq. ft. – 500,000 sq. ft.), requiring a plot size of 7.08 ha – 

10.12 ha (17.5 – 25 acres).   

6.30. The long-term trend has been an increase in eaves heights provided to allow greater occupier flexibility. 

Specifically, greater eaves heights allow for increased racking capacity.  More recently an increase in height 

has been driven by the e-commerce sector and the need to install mezzanine floors to aid storage and 

stock picking. 

6.31. In order to maximise the economic potential of the logistics sector, it is vital for the property market to 

provide the appropriate accommodation to meet the needs of companies seeking efficiency and cost 

savings in terms of their distribution requirements (which also results in increased competition and lower 

costs for the consumers and manufacturing businesses). Developers of distribution warehouses (and 

production facilities) are increasingly having to respond to a more sophisticated and demanding client base, 

providing users with reliability and flexibility in their product. Their requirements therefore are highly diverse, 

dependent on type and scale of use.  It is therefore particularly important that a range of different sites are 

available which offer flexibility in terms of scale and configuration of unit. 

Conclusion 

6.32. Trends in the retail industry in manufacturing which serves, and more recently in particular e-commerce, 

have driven wholesale changes in the logistics sector and led to a significant increase in demand for 

floorspace.  The requirements of the sector are driving demand along the M4 corridor to serve key markets 

in the south and south-west for distribution floorspace due to the region’s central location, giving access to 

the majority of the UK within one day’s drive (from a well-located site), and the densely populated areas 

within close proximity. 

6.33. Implications for the property market include:  

§ A significantly increased demand for employment land and floorspace which can meet the needs of the 

on-line retail sector, i.e. large, well-located sites which allow the construction of bespoke units and enable 

occupiers to achieve the fastest possible fulfilment times; 

§ A significant proportion of demand is now for larger units and plot sizes; 

§ Consequently, a direct impact on the size of overall schemes capable of accepting these larger buildings 

and the speed at which sites are taken-up. 

§ A choice of sites is needed which can accommodate a range of bespoke requirements in terms of 

location, scale and configuration of unit. 

 

In order to maximise the economic potential of the logistics and manufacturing sectors, it is essential to provide the 

appropriate accommodation and sites to deliver the required accommodation.    
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7. Market Area Analysis  

7.1. The proposals will deliver large floorplate buildings, as described in Section 2, but with the capacity to 

develop smaller buildings (of 4,645 – 9,290 sq. m) in response to demand from sub-regional/regional 

occupiers requiring a high profile location and/or almost direct accessibility to the motorway. We have, 

accordingly, considered two market areas which are relevant to these two sectors of the market – but with 

the focus being on that defined for larger buildings.  

7.2. The market areas to be considered include those locations which are likely to be considered by an occupier, 

as an alternative location to Stanton Park.  The typical search area for companies seeking accommodation 

within the sectors will differ, with those larger floorplate requirements typically being more footloose 

(particularly in the case of logistics occupiers).  Whilst occupiers in the B8 sector can be footloose to a 

certain extent, they are driven by cost efficiency based on their supply chain dynamics. Therefore, whilst 

relatively wide search areas might be initiated by occupiers, they inevitably get narrowed down once the 

above dynamics are taken into account.  The core search area specified will vary between occupiers, 

depending on individual business needs, locations of suppliers or retail stores, and the market area to be 

served.   

7.3. The market area within which these large floorplate units are likely to compete is bounded broadly by the 

M4, M5 and M3 corridors, as well as the A303 which is a key route to the south.  The area stretches from 

Reading and Basingstoke in the east to Bristol in the west and up to Cheltenham and Tewkesbury to the 

north. This is shown hatched red on the plan at Figure 7.1. 

7.4. Occupiers seeking to serve the sub-regional market and requiring mid-range units (for example, supply 

chain companies) will generally consider opportunities across a much smaller search area. These 

companies have strong ties to the area in terms of their supply chain, customer base and workforce.  We 

have assumed an area incorporating the A350 corridor, stretching from Cirencester to Warminster and also 

taking account of the M4 corridor, reaching from Junction 18 to the west to Swindon and Junction 15 to the 

east.  This area is shown hatched blue on the plan at Figure 7.1. 

7.5. Market areas are not exact and they can overlap depending on an occupier’s unique requirements. 

However, these market areas seek to reflect the focus of the majority of occupier demand.   
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Figure 7.1: Market Areas  

 

 

7.6. The property market dynamics of the two areas have been analysed as follows: 

§ Area 1: Sub-regional Market – this includes an analysis of the supply of and demand for units of between 

4,645 sq. m and 9,290 sq. m, and the supply of sites capable of providing a new unit of this size. 

§ Area 2: Larger Unit Market – this this includes an analysis of the supply of and demand for units of 9,290 

sq. m and above, and the supply of sites capable of providing a new unit of this size. 

 

7.7. As part of this market assessment, take-up is analysed as a key market indicator.  Take-up is often used 

as a surrogate for demand but that can be misleading, particularly where land supply or availability of 

buildings is constrained.  Take-up is, in effect, the minimum manifestation of demand and supply, but take-

up will be constricted in circumstances where demand (in quantitative terms) exceeds supply and (in 

qualitative terms) where the nature of demand (location, use, scale, quality) is not capable of being met by 

the actual supply of employment land and buildings available.  As will be considered below, this is an acute 

problem nationally, regionally and locally. 

7.8. Whilst the market assessment below is based on data collected and analysed by Savills own research it is 

clear, anecdotally, from other property advisers’ commentaries that the market is generally under-supplied, 
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that there have been a number of larger transaction but the number is now limited by availability and that 

developers are positioning themselves to bring forward opportunities to try to meet latent requirements. 

7.9. Alder King, in their market report of July (2018) summarise this as “2018 has got off to a confident start, 

with strong demand across all our primary markets. Take-up in some sub markets has been restricted by 

a shortage of good quality immediately available opportunities rather than a lack of occupier and investor 

demand.” 

7.10. Looking at the Swindon sub-market they report that: “B&Q is on site constructing an additional 375,000 sq. 

ft. (34,838 sq. m) adjacent to its Regional Distribution Centre at G Park. Limited supply has led to only one 

transaction of existing stock over 30,000 sq. ft. (2,787 sq. m), that being Shaker Kitchens at Groundwell.  

Four further transactions in excess of 20,000 sq. ft. (1,858 sq. m) have taken place including TS Tech taking 

27,156 sq. ft. (2,523 sq. m) at Blackworth Industrial Estate, Highworth, and cutting edge Recycling 

Technologies which has taken 25,590 sq. ft. (2,377 sq. m) at Stirling Court, South Marston. DB Symmetry’s 

first speculative unit of 217,323 sq. ft. (21,190 sq. m) has been completed. This, together with the 149,173 

sq. ft. (13,858 sq. m) Groundwell Distribution Centre, have boosted supply. The number of mid-range 

opportunities continues to reduce and demand has outstripped supply.” 

7.11. In the other key location of Bristol they report: ”Three sizable transactions totalling 1.56 million sq. ft. 

(135,174 sq. m) impacted on take-up in 2017. The shortage of modern, immediately available space limited 

take-up in the first half of 2018. Unlike previous years, there was no large format take-up over 100,000 sq. 

ft. (9,290 sq. m). There has however been significant development site acquisition activity of approximately 

90 acres (36 ha) which should lead to new space becoming available in the next 12-18 months. Availability 

remains at historically low levels with a large proportion comprising obsolete space. Speculative 

development is underway at St Modwen’s Access 18 in Avonmouth, Horizon 38, Filton, Chancerygate’s 

Vertex Park in Emersons Green and Warmley Business Park. At Severnside, Richardson Barberry is on 

site with its 33 acre “mid box” scheme with Trebor Developments and Mountpark, having acquired sites for 

400,000 sq. ft. and 1 million sq. ft. respectively.” 

Area 1: Sub-regional Market 

7.12. This section provides a market commentary on the sub-regional market focussed around Chippenham. 

7.13. The current supply of vacant buildings within the size band of 50,000-100,000 sq. ft. (4,645 – 9,290 sq. m) 

currently rests at 175,376 sq. ft. across three second hand units, as shown in the chart below. The largest 

vacant unit is Building A Europa Industrial Park at Swindon providing 70,000 sq. ft. of grade B second hand 

space. Additionally, the second largest vacant building is Unit 3 Pagoda West Business Park in Swindon 

providing 55,376 sq. ft. of grade B available space. 

7.14. Of the three vacant units available, two thirds of supply is classified as grade B with a third classified as 

grade C. There is no grade A space available between 50,000-100,000 sq. ft. This chronic lack of grade A 

supply is hindering further expansion and take-up due to a lack of available space.   
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Figure 7.2: 

 

7.15. Furthermore, within the area in question, stock is unevenly distributed with the vacant units located either 

at Chippenham or Swindon with no vacant buildings in any other market. The two units located at Swindon 

are both classified as grade B with the unit at Chippenham being grade C quality.  

7.16. Moreover, through analysis of the development pipeline it can be concluded that there are no new units 

under construction, hence the supply constraints that are present in the market can be expected to persist 

in the short term.  
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Figure 7.3: 

 

 

 

 

 

 

 

 

 

 

 

 

7.17. Take-up in the given area since 2008 has reached 1,213,917 sq. ft. across 18 separate transactions. 

Throughout 2017 the area saw levels of take-up amounting to 169,178 sq. ft., a 25% increase of the annual 

average of 134,879 sq. ft. 

Figure 7.4: 
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7.18. Take-up in the area has historically occurred within three distinct markets: Swindon, Chippenham and 

Melksham. Swindon has seen the highest proportion of deals attracting 83.3% of those occurring within the 

wider area being situated within the Swindon market. Chippenham has seen the second largest transaction 

activity (11.1%), with Melksham experiencing the lowest transactional activity with only a single deal (5.6%) 

occurring since 2008.  

Figure 7.5: 

 

7.19. Additionally, the average number of units transacted per annum within the 50,000-100,000 size is two, 

highlighting weak transactional activity in the given area. Take-up from 2008 has solely seen deals involving 

second hand units of grade B (83.3%) and grade C (16.6%) quality units, entirely limited by the available 

supply. 
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Figure 7.6: 

 

 

 

 

 

 

 

 

 

7.20. The chart below details tenant occupation for historical deals since 2008 within the 50,000-100,000 sq. ft. 

size range (Figure 7.7) which highlights that the market is not dominated by a specific occupier type as 

there are a diverse array of industries active within the market. However, it is evident that manufacturing 

and logistics industries are most prominent within the market area accounting for 255,363 sq. ft. and 

214,121 sq. ft. of take-up respectively.  

Figure 7.7: 

 



 

 

Stanton Park, Chippenham 

Market Assessment Report 

Alderley Land & Stoford Developments  November 2018 
 

 53 

Area 2: Larger Unit Market  

7.21. This section considers the wider market area attractive to larger units in excess of 100,000 sq. ft. (9,290 

sq. m). 

7.22. Take-up of 100,000+ sq. ft. units within the market area (the M3, M4 and M5 ‘Wedge’) has been assessed 

using Savills internal database of transactions. Total take-up by year is set out in Table 7.1 below. The 

analysis undertaken is based on the years 2013 – 2018 inclusive.  

Table 7.1: Market Area Building Take Up (2013-2018) 
 

Year 
Total take-up within 
the market area (sq. 

m) 

Total take -up within 
the market area (sq. 

ft.) 

2013 94,743 1,019,799 

2014 71,235 766,768 

2015 116,274 1,251,558 

2016 399,415 4,299,263 

2017 138,600 1,491,880 

2018* 34,865 375,286 

*First six months of 2018 

 

7.23. The following table breaks down the above market take-up over the last five years by location and by size. 

In terms of the type of unit taken up, out of the 31 transactions that make up the above, 14 were for Grade 

A space, 7 for Grade B and a further 4 for Grade C and 6 are unknown. 

Table 7.2: Market Area Take Up Analysis 

Location 
Five year total 
take-up (sq. ft. 

per annum) 

Average annual 
take-up (sq. ft. 

per annum) 
% No. of transactions 

Average size (sq. 
ft.) 

Bristol 5,120,423 1,024,085 55.6% 13 393,879 

Swindon 2,389,372 477,874 26.0% 12 199,114 

Somerset 678,014 135,603 7.4% 2 339,007 

Gloucester 516,744 103,349 5.6% 3 172,248 

Devon 500,001 100,000 5.4% 1 500,001 

TOTAL: 9,204,554 1,840,911   31 320,850 

 

 

7.24. Overall take-up is dominated by Bristol and Swindon – positioned within the market area (accessibility to 

key areas in particular) at either end of the M4 corridor, suggesting that there is potential demand which 

could and would be attracted to Chippenham if supply became available. As can be seen from the market 

analysis, build to suit is of significant importance in the market (see Figure 6.5 above) and occupational 

demand is accordingly reliant on the delivery of land with planning permission.  
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7.25. The majority of take-up by floor space over the five year period has been in Bristol. There were almost as 

many transactions in Swindon, but the average size has been smaller. Devon has seen the lowest number 

of transactions because of its secondary location in comparison to Bristol and Swindon. However, the size 

of transaction in Devon is higher than average, implying that there is occasional demand for larger units, 

presumably serving particular and specific requirements. We show the take up areas in Figure 7.8 below. 

Figure 7.8 : Areas of market take-up within the last five years 

 

Source: sketchmap.com 

 

7.26. The overall size of unit transacted in the market area over the last five years was 320,850 sq. ft. (29,780 
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sq. m). This is generally reflective of demand for units providing purely regional (RDC) function rather than 

a mix of regional and national functions as will be found in the Midlands and South East markets.  

7.27. Recent transactions in the market area include: 

§ GPark, Swindon – 375,286 sq. ft. Build to Suit unit let to B&Q in March 2018. 

§ Central Park, Bristol – 1,230,000 sq. ft. Build to Suit unit purchased by Amazon in June 2017. 

§ Gloucester Business Park – 101,880 sq. ft. Build to Suit unit purchased by TB Engineering in March 2017. 

§ Central Park, Bristol – 160,000 sq. ft. Build to Suit unit purchased by DHL in February 2017. 

§ Severn Distribution Park, Berkeley, Gloucestershire – 169,000 sq. ft. new unit let to C M Downton in 

September 2016. 

§ Central Park, Bristol – 1,158,750 sq. ft. (on a site of 55.38 acres, 22.41 ha) Build to Suit unit let to The Range 

in January 2016. It is interesting to note that The Range considered Chippenham as their preferred location 

but chose to go to Bristol because of planning uncertainty with regard to the site (at Chippenham) which they 

were pursuing with a national developer. The proposed site at Chippenham was for 1,156,000 sq. ft. 

 

7.28. In terms of market area building supply, as at September 2018, there was 330,240 sq. m (3.55 million sq. 

ft.)  of floorspace available in the market area, across 15 buildings (source: EG Property Link). The table 

below analyses the available supply by location. 

Table 7.3: Market Area Building Supply 
 

Location 
Total 

Floorspace 
(sq. m) 

Total 
Floorspace 

(sq. ft.) 
% Floorspace Number of units 

Bristol 143,203 1,541,420 43.4% 7 

Swindon 65,954 709,925 20.0% 4 

Berkeley 41,806 450,000 12.7% 1 

Andover 31,761 341,871 9.6% 1 

Weston-Super-
Mare 

29,233 314,658 8.9% 1 

Melksham 18,283 196,800 5.5% 1 

TOTAL: 330,240 3,554,674   15 

 

7.29. Based on the average annual take-up figures, there is only just under 2 years supply of floorspace in the 

market area, however, this is spread over a broad area. The majority of the available floorspace is situated 

in the key M4 corridor areas of Bristol and Swindon and within the M3 corridor at Andover. This 

demonstrates the demand for logistics development along this corridor and its attractiveness for 

development, showing market confidence in this general location. 
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Figure 7.9: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

7.30. Historical take-up levels demonstrate a demand for larger units with an average size deal of 687,881 sq. ft. 

Indeed, since 2007, 48.7% of deals have been for units over 300,000 sq. ft. in size, with 17.9% over 500,000 

sq. ft. (Source: Savills Research). Please note that this graph is for the general South West region and so 

does differ from the area analysed in Table 7.2. 
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Figure 7.10: 

 

 

7.31. Take-up in the wider region peaked in 2016 at twice the long term average. 2017 was around that average 

but the take-up in the first of 2018 was relatively subdued partly because of the lack of quality new Grade 

A speculatively developed stock. There has only been one transaction within the wider ‘wedge’ area in H1 

2018; 375,286 sq. ft. at the GPark in Swindon (Source: Savills Research). Again, this data is for the general 

South West region and so differs to the analysis included in Table 7.2.  
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Figure 7.11: 

 

7.32. Recent take-up has been dominated by build-to-suit, indicating that a lack of speculative buildings, and also 

that occupational demand is probably focussed on build-to-suit units because of requirements for larger, 

more bespoke units – unlikely to be delivered speculatively by the market. This is reflected in the availability 

of speculative buildings, as analysed below (Figure 7.12). It demonstrates the importance of serviced, 

deliverable land being available to meet the occupier demand. 
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Figure 7.12: 

 

 

7.33. Within the above study area there is currently 742,919 sq. ft. being developed speculatively across seven 

separate units. The overall average size unit is 106,131 sq. ft., split 130,980 sq. ft. for units above 100,000 

sq. ft. and 73,000 sq. ft. for units below 100,000 sq. ft. In either of the market areas examined, there is no 

speculative unit supply over 200,000 sq. ft. Moreover, aside from one unit totalling 134,000 sq. ft. in Theale, 

all of the speculative unit supply is currently in Bristol. All units, aside from Western 105 in Bristol, are due 

to complete in the first half of 2019. Western 105 will reach practical completion in the third quarter of 2018. 

(Source: Savills Research) 

Qualitative Assessment of Land Supply 

7.34. This section considers the land supply within the market area, both existing (consented) and pipeline 

(allocated). This section also provides specific assessment as to the extent  to which the proposals at 

Stanton Park will compete with existing and pipeline sites within the immediate locality. 

7.35. At a regional level, Savills market research paper ‘Big Shed Briefing’ (July 2018) indicates that the land 

development pipeline for H1 18 is down 40% on H1 17 in the South West.  

7.36. Our research has identified 20 sites at various stages of development that are suitable for B2/B8 

development within the study area. 55% of the acreage is in the Bristol Market, equating to 631,735 sq. m 

(6,800,000 sq. ft.).  We summarise the data in the table below: 

 

 

 



 

 

Stanton Park, Chippenham 

Market Assessment Report 

Alderley Land & Stoford Developments  November 2018 
 

 60 

Table 7.4: Market Area Land Supply and Status 
 

Site Location Status 
Undeveloped  

Net Acres 
Undeveloped (sq. ft.) 

Logistics City Andover BTS Available 27 487,605 

Mountpark 
Extra Large 

Bristol BTS Available 85 1,300,000 

Westgate 296 Bristol BTS Available 296 4,500,000 

Former 
Growhow 

Bristol Site without planning 100 500,000 

Portal West Bristol Consented 55 500,00 

Bristol Gateway 
2 

Bristol BTS Available 45 487,000 

Notaro Land Bridgwater Site without planning 47 1,008,000 

Chippenham 
Gateway 

Chippenham Consented - Outline 78 1,010,850 

Rawlings Green Chippenham Allocated site 12 tbc  

Showell Farm Chippenham Consented - Outline 31 410,000 

Kenn Road Clevedon Site without planning 22 300,000 

Commerce 
Park 

Frome BTS Available 12 150,000 

Javelin Gloucester BTS Available 15 272,000 

Quedgeley East Gloucester 
Outline application 

pending 
58 920,000 
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The Quadrant 
Centre 

Gloucester BTS Available 20 360,000 

Spinnaker Park Gloucester Consented - Outline 20 300,000 

Kemble 
Enterprise Park 

Kemble BTS Available 12 217,519 

Symmetry Park Swindon BTS Available 64 1,033,599 

Ignition Swindon BTS Available 23 400,000 

Solstice Park Salisbury BTS Available 17 150,000 

South 
Trowbridge 

Business Park 
Trowbridge BTS Available 18 357,362 

Hawke Ridge 
Business Park 

Westbury BTS Available 35 500,000 

Total:     1,092 14,663,935 

 

7.37. In total, there are 1,092 acres of land within the market area spread over 22 sites. However, a number of 

these are subject to constraints in terms of: 

§ Sub-optimal location; 

§ Physical characteristics including infrastructure requirements, adjoining uses, access and configuration; 

§ Maximum unit size that can be accommodated 

 

7.38. The true and unconstrained supply position is therefore significantly less. A qualitative assessment of key 

available sites within the immediate locality of the subject site (i.e. within Chippenham) is undertaken below. 

We attach a plan showing the location of these sites and the subject site at Figure 7.13. The subject site 

is marked as 1. 

Chippenham Gateway (2) 

7.39. This site is directly to the south of the subject site on the southern side of the M4. Despite being comparable 

in terms of location and site layout, Chippenham Gateway has outline planning permission limited to B8 

use, as opposed to the mix of B1c/B2/B8 uses proposed at  the subject site at Stanton Park. Irrespective 
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of the schemes being targeted at differing markets, they are in fundamentally the same location. However, 

as the above market analysis has demonstrated, in the context of land supply, market demand and scale 

of buildings, the market will absorb both. In addition they are likely to be delivered in different timescales; if 

not sequentially, then there will be limited overlap. 

Figure 7.13: Location of Chippenham sites  

 

Source: sketchmap.com 

Showell Farm/ South West Chippenham (3) 
 

7.40. The proposed employment use on the above site is for 50,000 sq. m. incorporating B1b, B1c, B2 with 
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ancillary B1a and B8 uses, forming part of a larger mixed use residential scheme. Served only by the A350, 

the site does not benefit from the same level of access to the strategic road network as Stanton Park. The 

proposed development form is akin to other employment clusters in Chippenham such as Bumpers Farm, 

Langley Park and Methuen Park which have a range of B1, B2, and B8 uses on comparatively small and 

medium-sized plots; it is therefore more likely to appeal to a local rather than sub-regional or regional 

market. B8 use is limited: the planning application proposes 25,000 square metres of B8 uses. This, in total, 

is below the size of an average distribution warehouse. Furthermore, the site already has outline planning 

permission consented and will therefore be delivered in a shorter term to the subject site. 

Rawlings Green (4) 
 

7.41. The site at Rawlings Green is a mixed use strategic site which has been allocated within the Wiltshire Local 

Development Plan. The wider allocation includes C2, D1 and D2 uses and an employment provision of 5 

hectares of B1 and B2 uses. There is no allocation for B8 uses, limiting the potential market. Access to the 

site is currently over a narrow railway bridge; the plan states that a new link road needs to be installed 

before any development takes place on the site.  

Why Junction 17 – and the impact on allocated sites 

 

7.42. Broadly and collectively each of these sites can be distinguished from the proposed offer at Stanton Park, 

and these factors (as below) will drive decisions by occupiers: 

§ Demand: the analysis of the structure of market demand (see Section 6) points to a continuing 

requirement for both (increasingly) large floorplate distribution and industrial units in response to 

modernisation of stock, rationalisation of logistics networks, on-shoring of manufacturing, and the 

general move to on-line retailing. There has been significant take-up in the sub-region but demand has 

been diverted primarily to Bristol and Swindon because of land and building supply availability. The 

analysis of occupational requirements (below) supports the provision of land at J17;  

§ Supply: our analysis also demonstrates the under-supply of sites capable of accepting large buildings 

along the M4 corridor; supply is generally concentrated in Bristol; 

§ Access: access to Stanton Park will be almost direct from the motorway with additional alternative routing 

north/south on the A350: such a choice of routes is important to many occupiers where transport costs 

are a significant part of their cost base and/or where their operations are time sensitive (e.g. deliveries 

to customers being on a just in time basis). Proximity to its major supply routes and alternative routes to 

avoid points of congestion become of significant importance in logistics planning; 

§ Environment: sites such as Stanton Park provide an environment which are designed to accommodate 

occupiers requiring visibility, image and an intensity of use (HGV traffic etc.) which would be 

inappropriate in an urban, residential/mixed use environment; 

§ Scale: Stanton Park (and similar sites) are capable of accommodating both building scale and height 

(subject to planning constraints) because of the flexibility of larger sites (with larger plots) to provide 

larger buildings – as a reminder and with reference to Table 7.2 above the five year average size of 

building (of those of 100,000 sq. ft. plus) in the market area was 320,850 sq. ft. (29,780 sq. m.); 
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§ Adjoining uses: large B8 (and indeed B2) occupiers will be sensitive to locations close to or adjoining 

residential areas because of the impact (visual, noise, traffic movements etc.) on sensitive receptors – 

housing, schools, local amenities etc.   

 

Current demand assessment 

 

7.43. We have analysed the current live requirements by occupiers which could be attracted to this section of the 

M4 corridor. The schedule of requirements is attached as Appendix 3. 

7.44. The table below (Table 7.5) sets out an analysis by floor area and use (NB where the use has been given 

as B2/B8 the principal use has been assumed to be B2 with ancillary B8, which is the normal outcome). 

Floor area (sq. ft) Number (%) of enquiries B8 Use B2 use 

50 – 100,000 4 (23.5) 4 0 

100 – 200,000 6 (35.3) 6 0 

200 – 350,000 5 (29.4) 2 3 

350 – 500,000 2 (11.8) 2 0 

Total 17 14 (82.5%) 3 (17.5%) 

 

 

7.45. In aggregate the requirements total up to 3,720,000 sq. ft. (345,600 sq. m) which, at a normal development 

density of 20,000 sq. ft. per acre, would require 186 acres (net developable) to satisfy. In gross terms that 

is likely to be equivalent to c. 235 acres. 

7.46. The scale, distribution across size bands and weighting between B8 and B2 uses informs the current 

perspective on the market and the latent demand that exists for a well located site on J17. The weighting 

of requirements is between 100,000 sq. ft. and 350,000 sq. ft. but the ability to respond to larger (350,000 

sq. ft. plus) and smaller (50 – 100,000 sq. ft.) requirements remains important and demonstrates the 

importance of the flexibility that is built into the Stanton Park masterplan.  

Conclusions  

7.47. Key conclusions from the market analysis are as follows: 

§ There is strong demand for land and premises which is at a level much higher than that forecast within 

the Council’s evidence base; 

§ Take up in the Wilshire area has been limited by a lack of supply of high quality land and premises; 

§ Whilst the supply of mid-range units may be sufficient in quantitative terms, qualitatively the supply does 

not meet the needs of modern occupiers; 

§ Extremely limited opportunities exist along the M4 corridor for sites which benefit from direct access to 

the M4; 

§ There is a lack of high quality employment land suitable for mid-range employment units; 

§ The majority of existing supply is focused in Swindon and Bristol – development at Junction 17 creates 

the opportunity to expand the growth seen in other areas of the M4 corridor into Wiltshire; 

§ Vacancy rates have been falling across the market area despite new development being delivered; 
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§ There is a low proportion (in comparison to the national average) of existing vacant stock which is 

classified as new/Grade A accommodation; 

§ The majority of take-up of larger units has been for build-to-suit opportunities, although speculative units 

have seen good demand when available.  This demand for build-to-suit premises has direct implications 

for the demand for land; 

§ The site provides the opportunity to add to and to diversify Wiltshire’s employment land portfolio, 

providing additional land which meets the needs of occupiers, being easily accessible to the M4 and 

A350 corridors and offering a range of unit sizes to serve the manufacturing and logistics sectors; 

§ The allocation of the site will enable Chippenham (and Wiltshire) to attract demand which has previously 

been distributed elsewhere in the market area (predominantly Bristol and Swindon) due to a lack of 

supply.  

 

7.48. There is sufficient demand to support both Chippenham Gateway and the Stanton Park proposals; (1) the 

extent of demand far exceeds the potential development capacity of the two proposals in aggregate. In 

addition, whilst the schemes will compete for some enquiries, Stanton Park might include the provision of 

mid-range sizes and will offer accommodation across both manufacturing and logistics sectors; and (2) the 

programming implications for Stanton Park (assuming a planning application would follow a Local Plan 

allocation, to be followed by necessary planning and highway agreements and then infrastructure 

implementation) suggest Chippenham Gateway will be substantially developed out (if not completed) before 

Stanton Park becomes available. 

7.49. The proposals complement the other strategic allocations in the County which comprise parcels of 

employment land within larger mixed use, housing led, developments.  These sites will appeal to a limited 

segment of the market (particularly local occupiers) due to the proximity to residential development and the 

actual and perceived operational limitations that this imposes, and the relatively small scale of the 

employment allocations within them and the physical size of plots – which will limit the scale of buildings.  

Stanton Park will be complementary to the current supply of land and premises in Wiltshire and will not 

prejudice the delivery of any other site. 

7.50. It is crucial to provide a range and choice of sites which are capable of both attracting and retaining 

occupiers and investment. In this respect the site will be a fundamental addition to the portfolio. 

7.51. If the necessary choice of sites is not provided investment will relocate. Two recent examples can be given 

by way of illustration: 
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Herman Miller moved in 2015 to a new 170,000 sq. ft. manufacturing and logistics facility on the Bowerhill 
Industrial Estate in Melksham.  It combined the company’s manufacturing and logistics hub in Bath and its 
Chippenham research and development centre (which was c. 80,000 sq. ft.) into one state-of-the-art 
building. The company specialises in office furniture, equipment and home furnishings. The new site gives 
the company scope for future expansion - the company reporting that:“This building has given us the 
space to build a lot of new products and grow our business further which has been difficult in the constrained 
buildings we were in before. We’ve also seen the research and development team expanding significantly 
over the last few years and this gives us the opportunity to give them more space and facilities to continue 
to develop. The new site will also allow the firm to be more efficient in transporting its products from one 
location.” Most of the staff from Bath and Chippenham moved with the relocation.  

 
DTR VMS (a Korean company) is part of DTR Corporation, a global leading developer and supplier of 
automotive anti-vibration systems. The company leased space at Bumpers Farm Industrial Estate in 
Chippenham but required a bigger building when its lease terminated in 2014. Although it is reported that 
they were looking for an alternative site for two years and that they considered Showell Farm they were not 
able to stay in Chippenham and relocated to a new HQ in Trowbridge (at the White Horse Business Park). 
The new facility includes a new research and development department – the business being acknowledged 
as highly technical. 

 

7.52. Both examples demonstrate the importance of providing high quality sites capable of retaining investment 

as well as attracting it. In both cases Chippenham has lost substantial manufacturing (and logistics) 

operations both with substantial R&D components. 
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8. Local Economic Benefits 

Introduction 

8.1. This section of the report focuses on the economic impact of a proposed development on Stanton Park and 

provides information on the development proposal’s contribution to economic growth in the local context.  

8.2. The section starts with a brief socioeconomic profile of Wiltshire Unitary Authority, hereon reported as 

Wiltshire, analysing population trends and focusing on the performance and structure of the local economy. 

It then focuses on the impact of the development proposal on the local economy by considering job creation 

and the Gross Value Added (GVA) associated with it and new revenues generated for the local authority. 

These estimates are based on the proposed development’s masterplan (included above, Figure 3.3). 

8.3. The report concludes that Stanton Park proposals are expected to be beneficial for the local economy, 

employment and revenues of Wiltshire. 

Socio-Economic Context 

Population 

8.4. In 2017, Wiltshire had a population of 496,000. Wiltshire’s population has grown consistently over the past 

5 years with an annual population growth of circa 0.8%. Figure 8.1 below shows how the population of 

Wiltshire has changed compared to that of the South West region and whole of Great Britain. 

Figure 8.1: Annual Population Growth

Source: Nomis, 2018. Accessed: 12/09/2018 
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8.5. As demonstrated by Figure 8.1 the populations of Wiltshire, the South West and Great Britain all grew 

consistently in the period 2013-2017 with similar annual growth rates. Wiltshire is currently experiencing 

the fastest proportional population growth out of the three areas.    

Unemployment 

8.6. In 2017, 236,500 people aged 16-64 in Wiltshire were in either full-time or part-time employment. This 

represents an employment rate of 82%.   

8.7. The historic employment rates in Wiltshire for the period 2012-2017 are shown on Figure 8.2 below, 

alongside the employment rates for the wider South West Region and the whole of Great Britain. 

Figure 8.2: Employment Rate (16-64) 

 

Source: Nomis, 2018. Accessed: 13/09/2018 

8.8. Figure 8.2 demonstrates that the employment rate in Wiltshire is higher than both the South West and 

Great Britain. Furthermore, in the period of 2012-2017, the employment rate in Wiltshire experienced the 

highest growth.  

8.9. The Stanton Park development proposals will further increase local employment in Wiltshire through the 

provision of new jobs. 
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Employment Structure 

8.10. Figure 8.3 below presents the employment structure of Wiltshire. Wiltshire’s three largest employment 

sectors are: Health, Manufacturing and Retail. The top three sectors account for 30% of the total number 

of jobs in Wiltshire. Accommodation and food services and education follow closely in fourth and fifth place. 

Figure 8.3: Wiltshire’s Employment Structure 

 

Source: Nomis, 2018. Accessed: 13/09/2018 

8.11. Figure 8.4 below compares the employment structure of Wiltshire to that of the wider South West and the 

whole of Great Britain. The comparison shows that the proportion of manufacturing in Wiltshire is higher 

than the regional and national level. Whereas in health and retail sectors Wiltshire has a lower employment 

proportion than the other two geographies. Accommodation, food services and education sectors in 

Wiltshire  have similar employment proportions as the south west and slightly higher than Great Britain.   
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Figure 8.4: Comparison Between Employment Structures 

Source: Nomis, 2018. Accessed: 13/09/2018 

8.12. The principal employment sectors that will be effected by the Stanton Park development proposal will be: 

Transport & Storage and Manufacturing. Figure 8.4 above, demonstrates that the Transport & Storage 

sector within Wiltshire amounts to a smaller proportion of Wiltshire’s total employment structure compared 

to the proportions present in the wider South West and the whole of Great Britain.  

8.13. The Stanton Park proposal will help to address the under representation of transport and storage sector in 

Wiltshire’s employment.  

0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.0% 14.0% 16.0%

Health (Q)

Manufacturing (C)

Retail (Part G)

Accommodation & food services (I)

Education (P)

Professional, scientific & technical (M)

Business administration & support services (N)

Construction (F)

Wholesale (Part G)

Public administration & defence (O)

Arts, entertainment, recreation & other (R,S,T & U)

Information & communication (J)

Financial & insurance (K)

Motor trades (Part G)

Transport & storage (inc postal) (H)

Property (L)

Mining, quarrying & utilities (B,D and E)

Agriculture, forestry & fishing (A)

Employment Sectors

Great Britain South West Wiltshire



 

 

Stanton Park, Chippenham 

Market Assessment Report 

Alderley Land & Stoford Developments  November 2018 
 

 71 

8.14. The second principal employment sector that will be impacted by the Stanton Park proposal is 

Manufacturing.  Figure 8.4 shows that the Manufacturing sector within Wiltshire already represents a 

relatively large proportion of Wiltshire’s total employment. The proportion of Wiltshire’s employment 

structure that manufacturing holds is proportionally larger than that of the South West or the rest of Great 

Britain.   

8.15. The Stanton Park development proposal will help ensure that the manufacturing sector remains a significant 

part of Wiltshire’s total employment structure.  

Gross Value Added 

8.16. Figure 8.5 presents the Gross Value Added (GVA) estimates per workforce job for each sector in the UK.  

Figure 8.5: GVA Estimates by Sector per Workforce Job in the UK (2015) 

 
Source: Nomis, 2018. Accessed: 13/09/2018 

8.17. Figure 8.5 shows that manufacturing is the sector associated with the 7th largest amount of GVA per 

workforce job at £61,605 and Transportation and Storage is 10th at £47,778 per workforce job. Warehouse 

activities, which are part of transportation and storage sector have a higher GVA per job of £65,130. 
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Commuting Patterns 

8.18. Figure 8.6 below shows commuting inflows and outflows for Wiltshire as recorded in Census 2011. This 

shows that outflows from Wiltshire in total are higher than inflows with a net result of -16,620. This means 

that more people live in Wiltshire and work in another local authority than the number of people that 

commute in Wiltshire. Swindon is Wiltshire’s top origin of inflows and destination of outflows. This is 

expected as Wiltshire and Swindon are neighbour local authorities. 

Figure 8.6 Location of usual residence and place of work 

 

 

Source: Nomis 2018 

 

8.19. Figure 8.7 shows the proportion of Wiltshire residents working outside Wiltshire and compares it with the 

equivalent figure for Swindon. Wiltshire has a higher proportion of residents working outside Wiltshire (30%) 

than Swindon (26%). The Stanton Park proposal will help to reduce the proportion of Wiltshire’s residents 

working outside Wiltshire with the provision of more jobs in Wiltshire as shown in the section below.  
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Figure 8.7 Proportion of people working outside the area of residence 

 

Source: Census 2011 

 

Jobs 

8.20. This section estimates the number of jobs generated by the Stanton Park proposal at the construction and 

operational phases. 

Construction Jobs 

8.21. To estimate the number of jobs required for the construction of the proposed development we apply the 

average revenue per construction worker for the South West region to the estimated cost of the construction 

works, which is based on average construction prices per sq. m. (GIA) for industrial and warehouse 

developments in Chippenham as estimated by Building Cost Information Service (BCIS). 

8.22. The following steps are then involved: 

§ average turnover per construction employee in South West (2017) = £146,990 

§ estimate of number of workers required for the construction programme based on the value of 

construction = 445 workers.  

§ estimated length of construction programme = 4 years 

§ an average of 111 construction workers per annum  
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8.24. The first is leakage. In this instance, we consider that the most appropriate geographic area from which the 

construction workers would be drawn would be Wiltshire. In 2011 20,400 people were employed in the 

construction sector, located in Wiltshire. Of these, 1,990 travelled more than 30km to their place of work, 

which approximates to the distance of those commuting from outside Wiltshire. Therefore, we estimate that 

7% of the workers on-site would be commuters from outside Wiltshire. 

8.25. The second step is estimating displacement. Displacement is where the proposed activity could displace 

another activity in the target area; thereby reducing its additionality. In this case, employment on-site per 

annum would potentially employ a small proportion of the existing construction workforce in Wiltshire, 

therefore it is likely to have a negligible impact. To be conservative we apply 25% as per the Additionality 

Guide (Homes & Communities Agency; 2014). 

8.26. The third step is estimating the indirect benefits of the construction activity – that is, the benefits to 

companies in the supply chain, and to the local economy by the new expenditure introduced to the area 

from the construction workers. We anticipate that there will be strong linkages across Wiltshire related to 

the construction activity. In this instance, the Additionality Guide (Homes & Communities Agency; 2014) 

recommends applying a multiplier of 1.7 to the direct employment estimates to estimate the indirect 

employment benefits (that is, +70%). This seems reasonable given the employment multiplier nationally for 

the construction sector is 2.06. 

8.27. Based on the above analysis Table 8.1 sets out our estimates of construction employment and additionality 

of the proposed development. It shows that there is estimated to be 132 net additional construction jobs 

per annum on-site and off-site in Wiltshire. 

Table 8.1: Additionality of Construction Jobs 

 Steps Involved  

On-site jobs p.a  (gross direct) 111 

Leakage to workers from outside impact area -8 

On-site jobs p.a (direct, from the impact area) 103 

Displacement of other activities -26 

Employment off-site (supply chain linkages and induced) 54 

Total net additional jobs p.a on and off-site 132 

Source: Savills, 2018 

 

Operational Jobs 

8.28. Jobs are also expected to be generated at the operational phase across the proposed warehouse and 

industrial floorspace. There is another step involved in estimating the additionality of the employment once 

the proposed development is operational and that is deadweight. This term refers to the outcome that would 

have happened without the intervention and is referred to in the Additionality Guide (HCA; 2014) as the 

reference case. In this case Stanton Park is a greenfield site and we assume that there is currently no 

economic use of the site.  
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8.29. To estimate the additionality of operational employment we take the same steps as outlined for the 

construction phase. Firstly, we estimate the gross, direct levels of employment on-site for each of the uses. 

To estimate employment we draw on Employment Densities Guide9 and apply a vacancy rate of 10%. 

8.30. For operational workers we consider that the most appropriate geographic area from which the workers 

would be drawn would be Wiltshire. Using travel-to-work data from the 2011 Census, by sector, we apply 

leakage rates of 8% for warehouse employees and 10% for industrial employees. 

8.31. For displacement, the evidence is that there is a need for more high quality industrial and warehouse space 

across Wiltshire and South West. With high demand for such space, we assume that the addition of new 

floorspace would not displace the activity of other industrial and warehouse facilities in the area significantly. 

We consider that there could be a low level of displacement, at 25%, in accordance with the Additionality 

Guide (HCA; 2014). 

8.32. For multipliers, we apply  a medium multiplier of 1.5 for both uses based on the Additionality Guide (Homes 

& Communities Agency; 2014). Table 8.2 sets out the steps involved in estimating the employment benefits 

for Wiltshire. Stanton Park is estimated to generate 1,237 net additional on-site and off-site jobs in Wiltshire. 

Table 8.2: Additionality of Operational Jobs 

 Steps Involved  

On-site jobs (gross direct) 1,205 

Leakage to workers from outside impact area -105 

On-site jobs (direct, from the impact area) 1,100 

Displacement of other activities -275 

Employment off-site (supply chain linkages and induced) 412 

Total net additional jobs on and off-site 1,237 

Source: Savills, 2018 

 

8.33. The Employment Density Guide provides up-to-date research on changes in the way that employment 

floorspace is utilised and what the implications are for employment levels. According to the Guide the broad 

employment trend in large unit warehouse/distribution facilities is for moderately increasing employment 

density and diversity of activities.10 The Guide states that these changes are being brought about by 

technological change, the evolving nature of retail spending behaviour/logistics, and pressure on sales 

margins. 

8.34. Whilst there is evidence that automation is a force that is reducing the need for some of the more traditional 

activities that take place on the warehouse floor it is being replaced by technical jobs including maintenance 

engineers and software programmers. Data from academic and industry studies shows that over the past 

15 years the proportion of lower-level warehouse staff has decreased by between 40% and 70%.11 As 

                                                      
9 HCA Employment Density Guide (2015) 

10 HCA Employment Density Guide (2015), Page 20 

11 Ibid, Page 21 
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logistics activities become more specialised, a wider range of skills are required.12 The proportion of 

floorspace in large units occupied by office-based activities is increasing which serves to increase the 

density and types of jobs. 

8.35. Based on industry research, the proportion of workers in a range of different job categories within a 

warehouse/distribution facility was: Office (13%), Warehouse (50%), Drivers (8%), Managerial (8%), Other 

(21%). The Other category included IT, customer services, sales and marketing.13  

8.36. Table 8.2 shows the estimate of approximately 1,205 gross direct jobs being created as a result of the 

development proposal. If the job proportions in the preceding paragraph are applied to the estimate of direct 

jobs than the development proposal would generate: 

§ 157 office workers (admin/support staff) 

§ 602 staff working on the warehouse floor 

§ 96 drivers 

§ 96 managers 

§ 227 people employed in IT, customer services, sales and marketing 

 

Gross Value Added 

8.37. GVA is the measure of the value of goods and services generated in an area. We estimate the gross value 

added of the proposed activities on the site by applying GVA per worker estimates for UK (Gross Value 

Added per Workforce Job in London and the UK, GLA Economics; 2015). 

8.38. The GVA per worker across the UK in 2015 was £42,918. Both warehouse and manufacturing sectors 

which are expected to occupy the proposed development have a higher than the national average GVA per 

worker as shown in Figure 8.6. Warehouse activities had a GVA per worker of £65,000 in comparison with 

£61,600 of the manufacturing sector. Both sectors can contribute significantly to the local economy with 

warehousing contributing a slightly higher value. This is in line with the findings on the warehouse jobs 

trends presented above. 

 

 

 

 

 

 

 

                                                      
12 Ibid, Page 14 

13https://www.prologis.co.uk/getattachment/Get-the-latest/Distribution-warehouses-deliver-more-jobs/prologis-technical-insight-

jobs.pdf?disposition=attachment (downloaded 16 September 2016) 

https://www.prologis.co.uk/getattachment/Get-the-latest/Distribution-warehouses-deliver-more-jobs/prologis-technical-insight


 

 

Stanton Park, Chippenham 

Market Assessment Report 

Alderley Land & Stoford Developments  November 2018 
 

 77 

Figure 8.6: GVA per Worker 

 

8.39. The additional GVA that the proposed development is expected to generate in 2017 prices is £118 million 

per annum. 

Public Sector revenues 

8.40. The proposed development would generate additional revenues for Wiltshire and the Treasury, which can 

be re-invested in the community and local services. The figures presented in this section are gross, i.e. 

they do not discount for possible displacement effects elsewhere. However revenue figures are given based 

on current rates and values and are considered conservative given the timescale before completion and 

anticipated growth in the economy. We focus on revenues for Wiltshire here. 

Business Rates 

8.41. To estimate the business rates we benchmark the scheme against rateable values of industrial  (£56 per 

sq. m) and warehouse (£55 per sq. m) facilities near Stanton Park from the Valuation Office Agency (VOA). 

The reference case does not generate any business rates. The commercial activity in the proposed scheme 

is expected to generate business rates of £1,123,700 per annum for Wiltshire. 

8.42. Figure 8.7 shows the cumulative income for the borough generated by the proposed scheme. 
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Figure 8.7: 20 Year Net Additional Public Sector Revenues (NPV) 

 

Limitations to Assessment 

8.43. By their nature estimates of employment and gross value added benefits are subject to a range of 

uncertainties. Our estimates are based on good practice, guidance, data, applied using our knowledge and 

experience. There is a degree of uncertainty around estimates. We estimate that actual impacts are likely 

to be in a range of +/-20% of the figures given. 

Summary and Conclusions 

8.44. This section summarises the economic impact of the proposed redevelopment of the site. Overall we 

anticipate beneficial economic benefits to arise from the proposed development, for Wiltshire. These 

benefits are summarised in Table 8.3 below. 
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Table 8.3: Summary of Estimated Economic Benefits of Stanton Park Proposal 

Outcome Amount Unit 

Construction phase jobs on and off-site 132  Jobs (FTEs) per annum for 4 years 

Operational phase jobs net additional on and off-site 1,237  Jobs (FTEs) 

GVA net additional 118  £Million per annum 

Local authority ongoing revenues (Business rates), 

additional 
1.1 £Million per annum 

20 year cumulative net income gross, additional (NPV) 26.7 £ Million  

Source: Savills, 2018 

 

8.45. The Stanton Park proposals can provide significant benefits to the local economy by building on growing 

and established economic sectors.  The total economic benefits are shown graphically in the economic 

benefits summary.  

8.46. Such benefits can be captured for the local economy and its residents  by entering into commitments for 

the scheme (which act on both construction and occupational phases of the scheme) – Local Labour 

Agreements – normally secured through the s106 Agreement attached to the planning permission. These 

will be negotiated in accordance with need and local authority policy, but are entirely accepted by the 

developer/promoter as acceptable in principle. 
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9. Deliverability 

9.1. In order to ensure that the potential economic benefits are realised, it is essential that the opportunity is 

viable and deliverable.   

9.2. Occupiers, rarely, wish to take or accept planning risk; the need is to fulfil the requirements of the business. 

If distribution or manufacturing facilities are not delivered on-time there can be significant supply chain, 

capacity, financial and other impacts. For that reason, occupiers require as much certainty and as little risk 

around deliverability, time and cost as is possible. Ideally that requires the development industry to make 

available serviced sites: i.e. sites with planning, with site conditions resolved, access constructed, and all 

services available to a sufficient capacity. 

9.3. Necessarily that process takes time and substantial resources; from the point at which a Local Plan 

allocation is made, achieving planning consent, entering in to requisite planning and infrastructure 

consents, tendering and constructing infrastructure (including site works) can take three years.  Occupiers, 

at the very minimum, will require to see that the site is supported in the local plan and that it is likely that a 

planning application would result in a valid permission within an acceptable period of time.   

9.4. Hence, an allocation is a fundamental platform: 

§ It provides confidence and certainty which unlocks a greater level of investment in things such as site 

investigations, masterplanning, marketing.  

§ An allocation provides the developer with a range of options for delivery, including: 

o a full application for all or part of the site to bring forward speculative units (i.e. units which are built 

prior to an occupier being secured); 

o an outline application which can set out in a greater level of detail the highways arrangements, form 

and scale of the development that will be brought forward on the site.  

o marketing on the basis of the allocation, with full planning applications to follow which can be tailored 

to occupier requirements.  

 

9.5. In reality, it may be a combination of these strategies which are used by the landowners/developers to bring 

the site forward.  However, if an allocation is not secured in the Local Plan, there is a significant increase 

in the planning risk attached to the opportunity.  This not only restricts the level of investment which can be 

made in the site but also places limitations on the demand that will be seen as occupiers will prefer those 

sites which can demonstrate deliverability for the simple reason that for them, property is a means of 

transacting business, rather than profiting from property speculation - it is not for occupiers to take risk on 

property (planning) which, if unsuccessful, will be damaging to business. 

9.6. The programming issue (which effects the site’s attractiveness and risk profile) to occupiers,  is simply a 

function of the time required to make a site deliverable (i.e. fully serviced) which can easily be three years, 

 is compounded by the take-up (“burn rate”) of strategic sites.  This is a function of demand and the size of 

units. Using the 2018 H1 statistics (see above, paragraph 6.11) the average scale of units over 9,290 sq. 

m. let nationally is 302,675 sq. ft. (28,119 sq. m.) which typically absorbs c. 15 acres (6.13 ha). Sites which 
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have taken a considerable amount of time to be delivered can therefore be taken up very quickly – the 

transaction with The Range at Bristol absorbed a site of 55.38 acres (22.41 ha) for a single building. 

Average annual take-up in Bristol over the last five years has been just over 1 million sq. ft. per annum. 

9.7. Whilst sites have been and continue to be delivered with no allocation in place, it is an impediment to 

delivery and those sites which have the benefit of an allocation are at a significant advantage. Whilst it has 

been demonstrated that the proposals are in accordance with economic policy and in particular Core Policy 

34, promoting a planning application on this basis, without an allocation, entails significant cost and risk 

and for the reasons given above, is highly unlikely to be supported by an occupier.  
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Appendix 1.0 
Illustrative Masterplan  
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Appendix 2.0 
Core Policy 34 

 

   

   

 



    Core Policy 34: Additional employment land  

6.1 The evidence73 indicates that Wiltshire does not have land available in the right 

location at the right time to meet business needs and this could result in Wiltshire 

losing business to other locations where a more favourable business and regulatory 

environment exists. Core Policy 34 therefore supports the delivery of opportunities 

for the provision of employment land that may come forward in the Principal 

Settlements, Market Towns and Local Service Centres of Wiltshire, in addition 

to the employment land which is allocated in the Core Strategy. These 

opportunities will need to be in the right location and support the strategy, 

role and function of the town, as identified in Core Policy 1 (settlement 

strategy) and in any community-led plans, including neighbourhood plans. 

6.2 A number of target sectors74 have been identified for Wiltshire in order to 

promote the move towards a higher-value economy. These include: 

• advanced engineering and manufacturing 
 
• business services 
 



• Bioscience 
 
• environmental technologies 
 
• food and drink 
 
• ICT and creative industries 

 
• agriculture and land-based industries 
 
• tourism. 
 

6.3 Proposals which support these target sectors will be supported providing they 

meet the requirements of Core Policy 34. 

6.4 Core Policy 34 aims to support the rural way of life through the promotion of 

modern agricultural practices, appropriate diversification of the rural 

economy and provision of broadband. The policy includes criteria to be met 

for proposals relating to the retention or expansion of existing businesses 

within or adjacent to the Principal Settlements, Market Towns, Local Service 

Centres and Large and Small Villages. 
 

6.5 Core Policy 34 also includes an element of flexibility to allow new 

employment opportunities to come forward outside but adjacent to the 

Principal Settlements, Market Towns and Local Service Centres, and in 

addition to the employment land allocated by this Core Strategy, where such 

proposals are considered to be essential to the economic development of 

Wiltshire. It also allows for the possibility of development essential to the 

wider strategic interest of the economic development of Wiltshire. In 

considering criterion viii of Core Policy 34 any such proposals should be 

supported by evidence to justify that they would not have a significant 

adverse impact upon existing, committed and planned public and private 

investment at sites 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



identified in the Plan for employment development at Principal Settlements or Market 

Towns. Support for such proposals will be an exception to the general approach, and 

any applications of this nature will need to be determined by the relevant planning 

committee (and not by officers using delegated powers). 

Core Policy 34 

Additional employment land 

Proposals for employment development (use classes B1, B2 or B8) will be 

supported within the Principal Settlements, Market Towns and Local Service 

Centres, in addition to the employment land allocated in the Core Strategy. These 

opportunities will need to be in the right location and support the strategy, role and 

function of the town, as identified in Core Policy 1 (Settlement Strategy) and in any 

future community-led plans, including neighbourhood plans, where applicable. 

Proposals for office development outside town centres, in excess of 2,500sq metres, 

must be accompanied by an impact assessment which meets the requirement of 

national guidance and established best practice, and demonstrate that the proposal 

will not harm the vitality or viability of any nearby centres. All such proposals must 

also comply with the sequential approach, as set out in national guidance, to 

ensure that development is on the most central site available. 

Outside the Principal Settlements, Market Towns and Local Service Centres, 

developments will be supported that: 

i. are adjacent to these settlements and seek to retain or expand businesses 

currently located within or adjacent to the settlements; or 

ii. support sustainable farming and food production through allowing development 

required to adapt to modern agricultural practices and diversification; or 

iii. are for new and existing rural based businesses within or adjacent to Large and 

Small Villages; or 

iv. are considered essential to the wider strategic interest of the economic 

development of Wiltshire, as determined by the council. 



 

 

 
 

Where they: 
 

a. meet sustainable development objectives as set out in the polices of this Core 

Strategy and 

b. are consistent in scale with their location, do not adversely affect nearby 

buildings and the surrounding area or detract from residential amenity and 

c. are supported by evidence that they are required to benefit the local economic 

and social needs and 

d. would not undermine the delivery of strategic employment allocations and 
 

e. are supported by adequate infrastructure. 
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Appendix 3.0 
Schedule of Occupiers Requirements  

 

   

   



            
Junction 17 M4  

 
Enquiry Schedule 

 

23 October 2018   

 
         October 2018  
 

 

Enquiries  
 

 
National retailer  
 

200 – 250,000 LH  B8  Under offer on existing building in region as part of continue expansion in the region.  

 
SE occupier relocation  
 

60 – 85,000  LH B8  
Agent led requirement for B8 occupier, in detailed discussion on 3 sites across the 
region on basis of D & B   

 
National retailer  
 

90,000 LH/FH B8 

 
Looking at relocation from Swindon and downsize to smaller accommodation.  In 
discussions on existing units and D & B.   
 

 
National Retailer  
 

100 – 150,000  LH B8  
Local warehouse operation with large call centre looking at potential relocation to 
modern premises close to motorway network.  Bespoke accommodation required.  

 
3pl x 3 requirements  
 

200,000 LH  B8  
3 x 3pls chasing a single contract with Motor manufacturer in region.  Contract yet to be 
awarded.   

 
New occupier to UK  
 

200 – 250,000 FH B2/B8 Requirement for construction related industry, new to UK.    

 
On Line Retailer  
 

350 – 500,000 LH/FH B8  Existing or D & B.  14 m eaves.  Ideally with expansion space.   

 
Food related Manufacturer 
 

200 – 250,000 LH/FH B2/B8 

 
European owned co.  Relocation from SE.  Bespoke manufacturing unit required.  
Focussed on Wiltshire for staffing reasons.      
 

 
 
Agent Led requirement  
 

 
 
175 – 250,000  

 
 
LH 

 
 
B2/B8 
 

 
 
Undisclosed client requirement.  Existing only or D & B.   



            
Junction 17 M4  

 
Enquiry Schedule 

 

23 October 2018   

European owned B2B supplier   150 – 200,000   LH/FH B8  

 
Relocation from older style accommodation into modern accommodation.  Close to 
motorway essential.   
       

 
Agent led requirement on behalf 
of 3PL  
 

150,000 on 10 
acres 

FH  B8  
 
3pl looking for bespoke plus expansion.  

 
Agent led occupier requirement   
 

40,000 FH  B8 Requirement on behalf of undisclosed client.  Must be Wiltshire  

 
International 3PL  
 

85,000  LH B8  Under offer on 85,000 sq ft on site in Swindon   

Agent led requirement on behalf 
of retailer    

150 – 200,000 LH/FH 
  
B8  

 
Requirement now appears to be focussing on Oxfordshire area.  
   

 
Agent led requirement on behalf 
of national retailer  
 

400 – 500,000  LH  
 
B8  

 
Reviewing occupations across the UK to assess viability for a requirement.  Relocation 
from multiple other units in region.  
 

Locally based Manufacturer 
320,000 plus 
expansion  

FH B8  
 
Planning application now submitted on alternative site in the region.   
 

Location occupier  200,000 LH B8 

 
High street retailer looking at office and warehouse function and considering relocation 
within the region.     
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1. Executive Summary 
 

1.1. This report has been prepared to provide a high level view of the National / Regional Industrial and 

Logistics market as an addendum to the report provided in November 2018.  

1.2. The report has identified a significant increase in National take up of industrial and logistics units in 2020. 

A record year with over 50 m sq ft of take up and 10 m sq ft ahead of the 3 year rolling average take up of 

40.27 m sq ft.  

1.3. One factor for this is the strategic change in retailing habits with more dominance of on line retailing, 

however, this coupled with a more diverse range of occupiers with drivers such as Brexit related on 

shoring requirements, parcel delivery hubs, e commerce and just in case stock piling all adding to the 

demand.   

1.4. It is anticipated that the pandemic has accelerated the shift in retailing patterns but even having removed 

the shorter term transactions from the statistics (associated with the immediate pandemic demand) the 

level of take up in 2020 was ahead of previous years.   

1.5. Regional take up was up on previous years with all the transactions of new build or grade A supply with 

no take up of grade B or poorer quality accommodation. Pointing to occupiers demanding higher 

specification property. 

1.6. When looking at existing building supply currently standing at c 1.75 m sq ft – this represents less than 1 

years supply to the market when using last 5 years average take up levels.  

1.7. A review of absorption levels (the rate of take up of infrastructure ready sites) has shown the likely level of 

take up being in the order of 360,000 sq ft or 18.50 acres per annum, this is based on historic levels of 

take up and out of date with no consideration for the anticipated increases in demand.  

1.8. If we are to use Chippenham Gateway as the example of land supply at 1 m sq ft being available – this 

would anticipate a supply to the market of 2.75 years (2024) before complete, but using Panattoni park 

Swindon as an absorption rate would show less than a year before land supply is taken up.   

1.9. Larger requirements are relatively more footloose in the market and rely on deliverability amongst other 

criteria.   We have seen demand being satisfied in other south west locations that had initially been 

Wiltshire focussed such as The Range and Bart Ingredients. Without adequate land supply and pipeline, 

the requirements will go elsewhere in the region as demonstrated in the two examples.     
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1.10. Significant numbers of jobs will be created in both the construction phase of the proposed development 

and the operational phase of the development.  The assessment of potential job creation within the 

operational phase estimates around 2,170 in both direct and indirect employment.  It is further estimated 

that over 50% of those jobs would be retained by Wiltshire residents and 75% being retained in the wider 

South West region.  

1.11. It is anticipated that the proposed development will provide significant net additional Gross Value Add 

contribution of approximately £166 m within the regional economy annually and an uplift of c £2.4million  

per annum in business rates revenue.   
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2. Introduction 
 

2.1. Savills is instructed by Alderley Land and Stoford Developments limited to consider and report on the 

market for industrial and logistics market as an addendum to the report produced in November 2018.  

This report aims to identify and update the market following the report at that time.  

 

2.2. For the avoidance of doubt Stanton Park is immediately located north east of Junction 17 of the M4 

approximately 5.5 km north of Chippenham town centre and within the county of Wiltshire.  The site 

extends to 21.23 ha and is at a strategic location at the intersection of the A350 and the M4.   

 

2.3. The report is focussed on units of over 100,000 sq ft as the site specific nature of the site lends itself to 

larger format buildings and would provide complimentary building sizes to a number of allocated sites in 

the region.   
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3. National Market  

 
Source: Savills Research  

 

 

3.1. 2020 broke all previous records for take up of industrial and logistics property with 50.1 m sq ft of 

accommodation acquired by businesses across the country.  12.7 m sq ft ahead of the previous record in 

2016 with the number of transactions ahead of the previous record of 2014 at 165 separate transactions.  

3.2. Removing the transactions made by Amazon (25%) and short term transactions of less than 5 years 

(12%) take up volume would still beat the previous record years.   
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Source: Savills Research  

 

3.3. Over the last 12 months, supply has fallen by 3.8 m sq ft to approximately 32 m sq ft reflecting a vacancy 

rate of 5.70%, which was aided by 10.8m sq ft of transactions for speculatively developed 

accommodation. 

3.4. Grade A supply now stands at 12.9m sq ft accounting for 41% of total supply the lowest level since 2017 

and from 55% in 2019.  

3.5. We have identified 8.19m sq ft of speculative development to reach practical completion in 2021, this is 

broadly made up of 360,000 sq ft in the South West, 1.1 m sq ft inner M25, 1.95 m sq ft in East Midlands, 

1.1m sq ft in Yorkshire & Humber, 1.26 m sq ft in the North West, 1.61 m sq ft in the South East and c. 

800,000 sq ft in the West Midlands.  

3.6. The south west has the lowest level of speculative development across the nation with just 360,000 sq ft 

under construction or 4 %.   

3.7. Combining the current level of supply and using the three-year rolling average take-up of 40.27 million sq 

ft there is just 0.79 years’ worth of supply left within the whole of the UK. We consider a market is under 

supplied when it has less than two years of supply.  
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4. Demand Driver – On Line Retail   
 

4.1. Research from Prologis estimates that for every additional £1bn of online sales results in, on average an 

additional 775,000 sq ft of demand for warehouse space.  

4.2. Using a forecast from Forrester suggests that by 2024 an additional 44.9m sq ft of warehouse space is 

required, across the UK to meet the demand of the on line retail sector alone.  

4.3. This forecast was created before the onset of the C19 pandemic which has resulted in online retail 

growing rapidly.  Whilst accepting that this is likely to decrease once restrictions are lifted, it is anticipated 

that the pace of growth will be quicker than previously experienced.  

4.4. If online retail grows at 5% above the previous assumptions then an additional 71.1m sq ft of 

warehousing will be required in the UK to meet the need.  

 

 
Graph Source: Forrester. ONS 
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5. Regional Market  

  
5.1. The take up in 2020 was the second highest on record with 3.31 m sq ft having been acquired but 

approximately 1 m sq ft down on the record year of 2016.  

5.2. 2020 was well ahead of the long term average of 1.66 m sq ft and more than the previous 3 years 

combined.   

  
Source: Savills Research 

 

5.3. The average take up in the last 5 years is 2.12 m sq ft showing take up is accelerating  

5.4. Of the accommodation taken in 2020 this was all either grade A, speculatively developed or Built to suit – 

with no 2nd hand poorer quality accommodation represented in the analysis. 

5.5. The peaks seen in 2016 and 2020 show large levels of take up being represented in the larger format 

buildings with sites coming available at these times to accommodate this demand.  
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Source: Savills Research 

 

5.6. Of the 32m sq ft available on a national level just 5.45% of the accommodation on the market is located in 

the south west region.  

5.7. This supply represents c 1.75 m sq ft.  Of that supply of existing accommodation less than 500,000 sq ft 

is new speculatively built accommodation.   

5.8. This level of supply represents less than one year supply using 5 year average take up figures  

5.9. The higher levels of take up of Grade A in 2016/17 and 2020 specifically relate to two sites where the 

infrastructure ready nature of the sites and characteristics such as main arterial road locations, plateaued 

and development ready sites enabled larger format buildings to be developed.  These sites can be 

identified as Central Park Severnside 2016/17 with the addition of Panattoni Park Swindon in 2020.   
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Source: Savills Research 
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6. Absorption Rates  
 

6.1. We have investigated the take up of consented schemes with infrastructure complete across the region.  

These are annotated in the form of both graph and table showing the notable schemes.   

6.2. Factors affecting the schemes take up include size of the overall scheme and disposal method.  A flexible 

scheme in terms of leasehold and freehold disposal will see greater take up /absorption. The St Modwen 

and Horizon 38 schemes only offer leasehold and therefore would see slower take up.  

6.3. Average annual take up is approximately 362,500 sq ft or 18.50 acres per annum across all sites 

 

Source:  Savills Research  
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Absorption rate analysis  

Scheme Contracted sq ft Time Period of 
Take up 

Occupiers (examples)  

Central Park, 
Severnside  
Avonmouth 

 
c 4.65 m sq ft 

 
5 years 

The Range  
Lidl  
Chep UK 
Davis Turner  
DHL  
Amazon  
Farmfoods  
Network Rail  
SIG Group  
Bart Ingredients  
 

Panattoni Park, 
Swindon 

 
2.5 m sq ft 

 
2 years 

Iceland  
Amazon  
 

Worcester 6, 
Worcester 

 
800,000 sq ft 

 
4 years 

Spire Healthcare  
Kimal  
Material Solutions  
Cornelius  
Kohler Mira  
Zwickeroell  
Ionos  
 

St Modwen Park 
Gloucester  

 
175,000 sq ft 

 
2 years 

Swantex  
Adey Innovation  
Pro Cook  
Gardiners Bros  
 

Central Approach 
Avonmouth 
 

140,000 sq ft 2 years Oxford Instruments  

Horizon 38 Filton 
Bristol 

c 700,000 sq ft 4 years Selco  
BAE Systems  
Ceva  
Argos  
Apec Braking  
 

St Modwen  
Access 18, 
Avonmouth 

c 600,000 6 years Nisbets  
Hermes  
Movianto  
Ocado  
Huboo 
Richard Austen Alloys  
 

St Modwen  
Chippenham  
Gateway  

c 88,000 1 year Tbc  
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7. Demand  
 

 

7.1. Active/known requirements in the market include the following unsatisfied/live requirements:  

 
Company  Size (sq ft) 

 
Location  

WH Smiths  
 

450 – 500,000 
Wiltshire  

Kingfisher Group/Wincanton   
 

250,000 
Wiltshire/South West  

M & S /Gist  
 

300 – 450,000 
South West  

DHL  
 

50 - 250,000 
Contracts - South West  

Wincanton Distribution  
 

300 – 500,000 
South West  

Amazon  
 

40 – 150,000 
M4 Corridor – Wiltshire  

XPO  
 

200 – 300,000 
South West  

Knorr Bremse  
 

100,000 
Wiltshire  

Ball Aerosols   
 

100,000 
Wiltshire 

Littelfuse Inc.  
 

80 – 100,000 
Wiltshire 

 

7.2. A number of the requirements are south west focused and by the very nature of the requirement will 

gravitate towards the deliverable building/land supply. 
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8. Building Size 

  
8.1 Since 2007 we have observed that buildings on a national level have grown both in terms of footprint and 

height. 

 

8.2 The average unit size for modern logistics buildings is now 339,735 sq ft, a rise of 42% since 2007, in the 

same time period the average height has also increased from 10.5m to 13.6m 

 

8.3 This is due to the increased sophistication of modern logistics operations which utilise robotics and 

automation to increase the efficiency of the cubic capacity of the warehouse units. 
 

 

Source: Savills 
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Source: Savills Research  
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9. Economic Benefits Focussed on Employment  
 

9.1. There are two main phases of employment – and two further sub phases in each of those  

 

9.2. Firstly Construction phase with Direct and Indirect/induced employment secondly Operational phase with 

again Direct and Indirect/Induced employment.   

 

9.3. Turley Economics have assessed the potential economic benefits to the local and wider regions created 

by the proposed development at Stanton Park.  The assessment is informed by the Homes and 

Communities Agency’s (HCA, now known as Homes England) Additionality Guide and the HCA’s 

Employment Density Guide and draws on published official data sources.  

 

9.4. Assessment findings during Construction Phase indicate direct employment being an average of 130 full 

time equivalent (FTE) annually over the 4 year construction phase in addition to a further annual average 

of 60 FTE within the South West region on Indirect and Induced Employment.  

 

9.5. Assessment findings during the Operational phase indicate a proposed scheme supporting 1,620 FTE 

jobs of which approximately 1,100 will be retained from within the South West and 920 expected to be 

retained by Wiltshire residents.  A further 550 FTE Indirect / Induced jobs are anticipated across the 

South West with an estimated 230 of those FTE jobs retained in Wiltshire for the operational lifetime of 

the proposed development.  

 

9.6. In addition to the employment benefits that the scheme will provide, Turleys report that the proposed 

employment floor space will generate a net additional Gross Value Add (GVA) contribution of 

approximately £166 million, within the regional economy each year, during occupation of the proposed 

development. We also anticipate that the floor space will generate a net uplift of approximately £2.4 

million business rates revenue per annum. 
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10. Conclusion  
 

10.1. Since 2018 report take up levels have increased with record levels recorded due to a number of 

influencing factors  

10.2. Demand for larger format buildings is increasing due to the market demand and changing nature of the 

logistics sector with further land allocation needed to satisfy this demand 

10.3. Supply in the region is falling with low levels of speculative development being seen and will not meet 

demand  

10.4. When considering the absorption rate of consented schemes. The uptake demonstrates that the quantum 

of allocated sites will not meet the demand for the duration of the plan. Chippenham Gateway would 

provide 2.75 years of supply using regional average absorption, but less than 1 years supply if using 

Panattoni Park Swindon absorption rate.  

10.5. The footloose nature of the larger format requirements would mean that if the site isn’t allocated the 

requirement is likely to go to neighbouring authorities such as The Range and Bart Ingredients as 

examples.  

10.6. Significant number of jobs in both the construction phase and operational phase would be created and a 

large proportion of those being retained by Wiltshire residents.   Without development at Stanton Park a 

large proportion of these jobs will be lost to surround regions where development is made possible.   
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Appendix 6: LEP Letter of Support  

  



   
Digital Mansion Corsham 

Pickwick Road 

                  Corsham 

                  Wiltshire 

                  SN13 9BL      

Swindon & Wiltshire Local Enterprise Partnership Ltd, company limited by guarantee, Company No 11766448 

registered in England and Wales with offices at Digital Mansion Corsham, Pickwick Road, CORSHAM, SN13 9BL 

Website: www.swlep.co.uk 

 

 

4 March 2021 

 

 

Via Email 

 

 

Dear  

 

M4 Junction 17 – Stanton Park 

 

I am writing on behalf of the Swindon & Wiltshire Local Enterprise Partnership (SWLEP) to 

express support for the inclusion in Wiltshire Council’s Local Plan of Stanton Park, in the north 

eastern quadrant of Junction 17 on the M4.  In our guiding strategic document, our Local 

Industrial Strategy, we state that we will seek to influence the allocation of employment land and 
new homes within local plans for Swindon and Wiltshire, focussing on the areas with high 

potential for significant economic benefit.  The SWLEP has written previously in support of this 

application for inclusion and we continue to be convinced of its economic benefits to the area.   

  

Junction 17 is of major importance to us as it is at the meeting point of two our identified 

Growth Zones – Swindon and the M4 and the A350 Corridor.  The Swindon and M4 Growth 

Zone has the highest density of businesses in our SWLEP area and boasts many vibrant market 

towns, including Chippenham.  The Growth Zone has a strong knowledge-based economy, with 

the most prominent sectors including advanced engineering and manufacturing, banking, 

insurance and finance, construction and distribution and storage.  The A350 Growth Zone 

connects north and south Wiltshire.  This Growth Zone has a strong advanced engineering and 

high value manufacturing, ICT and visitor economy.  £75m from the Housing Infrastructure Fund 

has been awarded to Chippenham to improve road connectivity between east and south of the 

town, linking the A350 at the northern and southern ends of the town, alongside the 

improvements around the M4 junction 17.  This will alleviate current traffic congestion and 

create capacity for future growth, including building of up to 7,500 new homes and 1 million 

square feet of commercial space over the next 25 years. 

 

 

 

 

 

 

  

http://www.swlep.co.uk/


   
Digital Mansion Corsham 

Pickwick Road 

                  Corsham 

                  Wiltshire 

                  SN13 9BL      

Swindon & Wiltshire Local Enterprise Partnership Ltd, company limited by guarantee, Company No 11766448 

registered in England and Wales with offices at Digital Mansion Corsham, Pickwick Road, CORSHAM, SN13 9BL 

Website: www.swlep.co.uk 

 

 

 

The development at Stanton Park will bring benefits to the area during its construction and once 

complete will be operating in a sector, distribution and logistics, which has a resilient growth 

path due to changes in consumer behaviour over recent years, which has now been accelerated 

by the Covid pandemic.  Efficient delivery methods combined with a low carbon approach to 

construction will support the UK’s and Wiltshire’s path to net zero by 2050.  Analysis by Turley 

Economics indicates that during the estimated four-year construction phase, the scheme will 

generate over £40m to the Wiltshire economy with an investment of £59m in the site and the 

creation of close to 100 direct and indirect jobs in Wiltshire.  Once operating, the development 

will support more than 1,100 direct and indirect jobs in Wiltshire across a range of disciplines 

from managerial, professional, technical, skilled and elementary, bringing £35.3m in wages to 

Wiltshire residents.  Per annum, the value added each year to Wiltshire’s economy will be in 

the region of £146m. 

  

These are powerful reasons to support the scheme.  We know the importance of this Growth 

Zone to our area and the role the A350 plays in connecting facilities through from the M4 to 

Poole.  The SWLEP has invested £10.57m in projects to improve traffic flow along the A350 in 

addition to £13m to refurbish Chippenham Railway Station and £8.2m to build new facilities at 

the Lackham Campus of Wiltshire College and University Centre.  The SWLEP does recognise, 

however, that the A350 corridor has transport capacity pressures at certain points on its 
route.  We support the efforts of Wiltshire Council to attract further national funding to 

enhance the capacity of the A350 corridor route.  The potential capacity issues do not detract 

sufficiently from the substantive case for backing this application, bringing millions of pounds of 

investment to the area, employing 1, 200 people and enabling enhanced economic security for 

thousands of families. 

 

Yours sincerely  

 

Chief Executive 

 

 

  

http://www.swlep.co.uk/
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1.0 INTRODUCTION 
 

Appointment 
 

1.1 BWB Consulting (BWB) has been instructed by Stoford Developments Ltd (the ‘Client’) 

to produce this Sustainable Transport Strategy (STS) to accompany a proposed 

employment site allocation (the Site) on land to the north of M4 Junction 17 (M4J17) in 

Chippenham, Wiltshire.  

 

1.2 The STS considers the opportunities for sustainable travel to and from the Site and 

identifies measures to maximise these trips in accordance with current national and 

local policy. It is not intended to replace the need for a detailed Transport Assessment. 

Rather, it is a high-level strategy to support the allocation.  

 

Site Location  
 

1.1 The Site is situated to the north-east of M4J17, approximately 6km north of the town of 

Chippenham in Wiltshire. The location of the Site in relation to the local and strategic 

road network is shown in Figure 1 below. 

 

Figure 1. Site Location 

  

 

Existing Site and Access 
 

1.2 The existing site is currently undeveloped grassland immediately north of the M4 and is 

accessed from an unnamed country lane to the north. The existing vehicle access is 

an informal unsurfaced agricultural access with a gate. 

 

 

 

 

Site Location  
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Local Highway Network 
 

Unnamed Country Lane 

 

1.3 The unnamed country lane to the north of the Site runs between the A429 to the west 

and Scotland Hill to the east. It is subject to national speed limit (60mph) throughout.  

 

A429 

 

1.4 The A429 is a single carriageway running between M4J17 to the south and M40J15 to 

the north. The road is subject to a 60mph speed limit between J17 and Lower Stanton 

St Quintin, where this becomes a 50mph speed limit. Consequently, the Site is afforded 

excellent access to the strategic highway network.  

 

2.0 COMMITTED HIGHWAY IMPROVEMENTS 
 

Chippenham Gateway 
 

2.1 At the time of writing, there is a single major committed development in the vicinity of 

the Site located to the south-east of M4J17. The development is known as Chippenham 

Gateway and the planning reference is 17/03417/OUT. The development was 

approved with conditions on 23rd August 2018 and comprises “the erection of up to 

1,000,000 sq.ft (or 92,064 sq.m) of Class B8 (storage and distribution) employment space 

and associated infrastructure”. 

 

2.2 The Chippenham Gateway development is projected to generate 415 and 503 two-

way vehicle trips during the weekday morning and evening peak hours respectively 

based on Peter Brett Associates’ approved Transport Assessment (TA) dated June 2017. 

It is anticipated that development of the Site would lead to a similar traffic levels. 

 

2.3 The TA identified the requirement for the following off-site mitigation at M4J17: 

 

• Signalisation of the A350 approach arm. 

 

• Signalisation and widening of the B4122 arm of the junction. It is proposed to 

widen the current single lane approach to two lanes at the stopline. The two-

lane section would continue for a distance of 36 metres before tapering to a 

single lane. 

 

• Widening of the circulatory carriageway to three lanes in the vicinity of the A350 

approach arm. 

 

• Widening of the circulatory carriageway to three lanes in the vicinity of the 

B4122 approach arm. 

 

• Increasing the carriageway flare length by approximately 20 metres on the 

A429 approach, as well as minor widening in the vicinity of the give-way line. 

 

2.4 The committed highway scheme at M4J17 associated with the Chippenham Gateway 

development is provided in Appendix B.  
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HIF Improvements to M4J17  
 

2.5 Another improvement scheme has since been identified at M4J17, as a result of a 

successful Housing Infrastructure Fund (HIF) grant of £75 million from the Ministry of 

Housing Communities and Local Government. This grant would contribute towards 

improving the strategic infrastructure around Chippenham to support growth of up to 

7,500 homes.  

 

2.6 The grant would specifically fund a new distributor road to the south and east of 

Chippenham and improvement to M4J17. Of the funding secured, £5 million has been 

allocated to the M4J17 improvements.  

 

2.7 The overall scheme is currently in the public consultation phase of the planning process, 

with a full planning application for the distributor road expected in winter 2021/22. 

Consequently, the details of the mitigation scheme at M4J17 are not currently 

available. However, the scheme would need to mitigate the impacts associated with 

the Chippenham housing growth area and the new distributor road and are expected 

to involve full signalisation of the junction and carriageway widening. 

 

3.0 SUSTAINABLE TRANSPORT STRATEGY 
 

Development Potential  
 

3.1 UMC Architects has developed an indicative masterplan for the Site based on a series 

of on-site opportunities and constraints. A copy of Masterplan Option 4 is included in 

Appendix A for reference and suggests the Site can accommodate up to 78,800 sqm 

of employment floorspace. The following STS is proposed based on the aforementioned 

scheme. 

 

Highways 
 

3.2 Given its proximity to M4J17. the Site is afforded excellent access to the strategic 

highway network. thereby enabling staff and HGV movements to rapidly disperse 

without impacting sensitive urban areas and communities.  

 

3.3 The proposals would be accessed via the existing A429 staggered priority crossroads. 

However, to accommodate the increased traffic movements, the existing 

arrangement would be upgraded to a signalised junction. 

 

3.4 The existing country lane would be widened close to the junction with the A429 to 

accommodate two approach lanes and a footway would be provided along the 

south side of the carriageway. The A429 would also be widened to accommodate two 

lane approaches in both directions.  

 

3.5 A preliminary design showing the potential access solution is appended on BWB 

Drawing M4J17-BWB-GEN-XX-DR-TR-001. It is envisaged that these signals would be 

linked to new signals at the A429 approach to M4J17 provided either as part of a 

standalone mitigation scheme for the Site, or as an enhancement to the 

comprehensive Chippenham HIF funded improvement scheme. 
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Walking 
 

3.6 Given the Site location, it is considered that pedestrian improvements should focus on 

improving access to bus services. This should include the introduction of footways along 

the unnamed country lane and crossing facilities at the proposed signalised staggered 

crossroad. 

 

3.7 Depending on the bus service improvements there is also the potential to provide a 

footway on the A429 towards Stanton St Quintin and connecting pedestrians with the 

existing bridleway in the vicinity of the Site. 

 

Cycling 
 

3.8 Given the Site location and the high-speed roads nearby, cycling provision would 

either need be via 3.0m wide shared footway/cycleways along the A429 or by 

upgrading existing footway/bridleways near the Site. However, there are likely to be 

more effective measures for providing sustainable access to the Site. 

 

Public Transport 
 

3.9 The Site is in relatively close proximity of Chippenham, which would provide a significant 

labour source and the potential for wider accessibility via its train station. Therefore, in 

a similar manner to the approved Chippenham Gateway development, it is suggested 

that a shuttle bus service is provided to the Site. Any service should cover the key shift 

patterns of future users and route via Chippenham train station. 

 

3.10 Alternatively, in conjunction with local bus operators and the Chippenham Gateway 

development, a new scheduled bus service should be investigated to serve both 

developments. Depending on the service to be provided, bus stops (complete with 

shelters and bus information) should be located either on the A429 in the vicinity of the 

proposed signalised crossroads, or ideally at a suitable location within the Site.  

 

3.11 Any bus service to the Site would need to be advertised to staff in a Travel Information 

Pack, details of which should be detailed in a Travel Plan. Potential incentives, such as 

loans or subsidised season tickets should also be considered.  

 

Car Sharing 
 

3.12 Given the accessibility of population centres such as Chippenham, Cirencester, Bristol 

and Swindon afforded by the Site’s proximity to the strategic highway network, car 

sharing is likely to be a viable opportunity for sustainable travel and should be actively 

encouraged and incentivised via a specific site scheme, or app-based system.  

 

3.13 Electric Vehicle and accessible parking spaces should be provided as part of the 

development of the Site. Therefore, potential incentives should include preferential 

parking and/or discounted electric vehicle charging for car sharers. 

 

4.0 CONCLUSIONS 
 

4.1 This Sustainable Transport Strategy has been developed for a large employment 

scheme immediately north of M4J17 and recognises the relatively close proximity of 

Chippenham and other population centres as significant labour sources. This should 

involve the following:  
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• Upgrading the unnamed country lane to the north of the Site, which in turn would 

provide access to a new signal-controlled layout at the staggered crossroads 

junction with the A429. 

• These signals would link to new signals at the A429 approach to M4J17 provided 

either as part of a standalone mitigation scheme, or as an enhancement to the 

comprehensive Chippenham HIF funded improvement scheme. 

• A new footway along the south side of the unnamed country lane, linking in with 

new footways alongside the A429 to the south of the junction.  

• A staggered signalised pedestrian crossing on the A429 to the south of the 

proposed junction. 

• Bus enhancements in the form of either a shuttle bus and/or scheduled service 

provided in conjunction with the Chippenham Gateway development. 

• Bus stops (complete with shelters and travel information) ideally within the Site, or 

close by on the A429  

• Potential incentives, such as bus loans or subsidised season tickets should also be 

considered.  

• Car sharing should be actively encouraged and incentivised either via a specific 

site scheme, or via an app-based system.  

• Electric Vehicle and accessible parking spaces should be provided. Therefore, 

potential incentives should include preferential parking and/or discounted 

electric vehicle charging for car sharers. 

 

4.2 Overall, it is considered that through the implementation of this Sustainable Transport 

Strategy, the Site would be safely accessed by sustainable transport modes and 

therefore comply with local and national policy.  
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Appendix A   

Masterplan Option 4 
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Proposed M4 J17 Mitigation Scheme 
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Appendix 8: Constraints Plans 
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Appendix 9: Drive Time Plan 
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Appendix 10: Labour Supply Plan 
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Appendix 11: Economic Benefit Statement 
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Economic Benefits Infographic

Construction Phase

Operational Phase

PROPOSED DEVELOPMENT: Employment-led mixed use development comprising industrial  
uses (B2), warehousing/logistics (B8) and associated infrastructure 

SITE: Stanton Park (Junction 17, M4), Chippenham

Occupational 
variety

£50.8 million

£166 million

£35.3 million
 A range of managerial, professional, 

technical, skilled and elementary 
jobs supported

£59.0 million

GVA
Output per annum, including  

£146 million in Wiltshire

Direct and indirect wages
Generated per annum for  

Wiltshire residents

Business Rates
including £1.2 million retained each year  

by Wiltshire Council2

1,630 on-site jobs

1,100 net direct jobs 
FTE jobs supported in the South West, including 920 in Wiltshire

550 net indirect/induced jobs 
FTE jobs supported in the South West, including 230 in Wiltshire

£2.4 million

130 gross direct jobs 
FTE (full time equivalent) jobs supported on 
average throughout the construction period  
(circa 4 years) 

Including 115 net direct jobs 
FTE jobs supported in the South West, including 
75 in Wiltshire

Plus 60 net indirect/
induced jobs
FTE jobs supported in the South West, including 
20 in Wiltshire

Investment
In the construction of the  
proposed development

GVA1

Generated in the South West  
during construction, including  

£40.8 million in Wiltshire

1  GVA (Gross Value Added) measure the value of output created (i.e. turnover) net of inputs used to produce a good or service  
(i.e. production of outputs). It provides a key measure of economic productivity. 

2   Assuming 50% business rates retention at local authority level. 
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 Economic Benefits Statement  

Introduction 

1. This Economic Benefits Summary Statement has been prepared by Turley Economics to 
assist in the promotion of an employment-led mixed use development scheme on land 
at Stanton Park (Junction 17, M4), Chippenham (‘the application site’). 

2. The purpose of the Statement is to quantify the potential economic benefits to the 
local Wiltshire and wider South West economies that are likely to arise from delivery of 
the proposed development.  For the purposes of this assessment, we have assumed an 
even split between the proposed floorspace used for industrial purposes (Use Class B2) 
and warehousing/logistics (Use Class B8).  The quantum of development assessed is 
summarised in the table below. 

Table 1.1: Quantum of development 

Land use Floorspace (sq m)  
Gross Internal Area (GIA) 

B2 Industrial  39,400 

B8 Warehousing/Logistics 39,400 

Total 78,800 

Source: UMC Architects – Masterplan Option 4 (16178 F0016 C) 

3. The assessment is informed by the Homes and Communities Agency’s (HCA, now 
known as Homes England) Additionality Guidei and the HCA’s Employment Density 
Guideii and draws on published official data sources. 

4. The following provides a summary of the quantified economic impacts of the proposed 
development both during the construction phase and the subsequent operational 
lifetime of the proposed development once occupied.  

Summary of Economic Benefits 

Construction Phase 

5. The following headline economic impacts are likely to be associated with the 
construction phase of the development: 

• Direct Employment – there will be significant investment of approximately £59.0 
million in the construction of the proposed developmentiii.  This has the potential 
to support approximately 520 person-years of direct employment with the 
construction sectoriv. This equates to an average of 130 full-time equivalent (FTE) 
temporary jobs annually over an estimated 4-year construction periodv, of which 
it is estimated that 115 FTE jobs per annum could be sourced from the South 
West regional labour force, including 75 FTE jobs per annum locally within 
Wiltshirevi. 
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• Indirect and Induced Employment - a further annual average of 60 FTE 
temporary jobs would be supported within the supply chain, related businesses, 
and onward expenditure within the South West economy throughout the 
construction period, inclusive of 20 FTE jobs per annum in Wiltshirevii. 

• Productivity - the construction phase of the proposed development will 
generate a significant Gross Value Added (GVA)viii impact. The GVA generated 
during the proposed development’s construction phase has been calculated 
through analysis of Experian data relating to the average GVA generated per 
employee by sector in Wiltshire and the wider South West regionix. Applying the 
appropriate GVA figures to the numbers of direct, indirect and induced FTE jobs 
supported by the construction of the proposed development, it is estimated that 
the proposed development will generate £12.7 million net additional GVA 
contribution to the South West economy each year, equating to a total of £50.8 
million over the estimated 4-year construction period, including a £40.8 million 
net additional GVA contribution to the Wiltshire economy. 

Operational Phase 

6. As the proposed development is completed and occupied, a subsequent round of 
economic benefits will be generated. These operational phase benefits are likely to 
include the following:  

• Direct Employment – once operational, the employment floorspace is expected 
to support up to 1,620 gross FTE jobs on sitex. When allowances for leakage and 
displacement are madexi it is estimated that approximately 1,100 FTE jobs could 
be contained within the South West regional labour force, of which 920 FTE jobs 
are expected to be taken by residents of Wiltshire.  A range of managerial, 
professional, skilled trades and administrative jobs will be supported by the 
proposed development, providing a variety of employment opportunities in 
different occupations. 

• Indirect and Induced Employment – a further 550 FTE jobs would be supported 
within supply chain and related businesses, as well as through onward 
expenditure of wages within the South West regional economy.  This is inclusive 
of an estimated 230 FTE jobs supported in Wiltshire throughout the operational 
lifetime of the proposed development. 

• Productivity – the operation of the proposed employment floorspace will 
generate a net additional GVA contribution of up to £166.1 million within the 
regional economy each year during occupation of the proposed development, 
including £146.1 million within Wiltshirexii. 

• Business Rate Revenue - it is estimated that the employment floorspace could 
generate a net uplift of approximately £2.4 million business rates revenue per 
annumxiii. If this total, £1.2 in business rates revenue could be retained by 
Wiltshire Council per annum as a result of the proposed development. 

• Wage Expenditure – it is estimated that direct wage expenditure benefits for 
Wiltshire residents employed in the new jobs directly created could equate to 
£29.9 million per annum, in addition to an annual indirect wage expenditure 
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effect of circa £5.4 millionxiv.  This therefore sums to a total wage generation of 
£35.3 million per annum.  This will support the local and wider economy through 
increased spending power in local shops and services. 

Conclusion 

7. The Government is committed to facilitating a speedy economic recovery in the wake 
of the Covid-19 pandemic. Longer term priorities focussed on creating a nationally 
resilient economy, by boosting economic growth, job creation and productivity also 
remain, with this pro-growth agenda also reflected sub-regionally within the emerging 
Swindon and Wiltshire Local Industrial Strategy1.   

8. The benefits associated with delivery of the proposed development will positively 
contribute to these agendas and the sustainable growth and recovery of the local and 
regional economy.  

1.2 The construction of the proposed development will generate initial temporary direct 
economic benefit.  This will be experience in additional jobs, a boost to supply chain 
industries and other industries benefiting from onward expenditure within the 
economy.  

9. As new floorspace is occupied by businesses this will provide permanent employment 
opportunities, boost productivity in the local economy and generate public revenue 
through additional business rates.  The positive economic impacts of the proposed 
development will therefore persist over a long period of time, providing tangible 
benefits for the workforce of Wiltshire and the wider regional area. 

 

 

 

 

 

 

 

 

  

                                                           
1 SWLEP (2020) Emerging Swindon and Wiltshire Local Industrial Strategy 
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References 

i HCA (2014) Additionality Guide 4th Edition. 
 
ii HCA (2015) Employment Density Guide 3rd Edition. 
 
iii Construction cost estimates provided by the client. 
 
iv Analysis utilises the UK Government’s Department for Business, Energy & Industrial Strategy’s 2020 Business 
Population Estimates: South West regional data for the construction sector to determine the turnover per 
employee in the sector, which in turn informs the number of jobs supported. 
 
v HM Treasury considers that 1 permanent FTE construction job is equivalent to 10 person-years of employment. In 
reality the volume of construction employees on site will fluctuate and will be higher if the construction period is 
reduced. It is assumed that the proposed development will have a 4 year construction period allowing for site 
preparation, infrastructure and development. 
 
vi Local and regional labour market containment assessed utilising evidence from the ONS 2011 Census Table 
WU01UK - Location of usual residence and place of work by sex. 
 
vii Direct, indirect and induced impacts applied utilising leakage, displacement and multiplier effects in line with HCA 
(2014) Additionality Guide Fourth Edition. 
 
viii GVA measures the value of output created (i.e. turnover) net of inputs purchased and used to produce a good or 
service (i.e. production of the output). GVA therefore provides a measure of economic productivity. 
 
ix Experian (December 2020) Regional Market Forecasts Quarterly; analysis uses 2015-2019 average for the 
construction sector for direct jobs and an all-sector average for indirect/induced jobs. 
 
x Based on guidance published in the HCA’s Employment Density Guide 3rd Edition. 
 
xi Leakage and displacement assumptions are in line with HCA’s Additionality Guide 4th Edition. 
 
xii Experian (December 2020) Regional Market Forecasts Quarterly; analysis uses 2015-2019 average for 
manufacturing and warehouse-related sector supported for direct jobs and an all-sector average for 
indirect/induced jobs. 
 
xiii Illustration based on analysis of the business rates paid by similar nearby properties, as published by the 
Government’s Valuation Office Agency (VOA). 
 
xiv ONS via Nomis (2021) Annual Survey of Hours and Earnings 2020. Wage estimates based on average wages in the 
South West for the industrial sectors and occupations supported by the proposed development. 
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Avison Young (UK) Limited registered in England and Wales number 6382509. 
Registered office, 3 Brindleyplace, Birmingham B1 2JB.  Regulated by RICS 

Our Ref: MV/ 15B901605 
 
09 March 2021 
 
Wiltshire Council 
spatialplanningpolicy@wiltshire.gov.uk 
via email only 
 
Dear Sir / Madam 
Wiltshire Local Plan Review Consultation 
January – March 2021 
Representations on behalf of National Grid 
 
National Grid has appointed Avison Young to review and respond to local planning authority 
Development Plan Document consultations on its behalf.  We are instructed by our client to 
submit the following representation with regard to the current consultation on the above 
document.   
 
About National Grid 
National Grid Electricity Transmission plc (NGET) owns and maintains the electricity transmission 
system in England and Wales.  The energy is then distributed to the electricity distribution 
network operators, so it can reach homes and businesses. 
 
National Grid Gas plc (NGG) owns and operates the high-pressure gas transmission system 
across the UK. In the UK, gas leaves the transmission system and enters the UK’s four gas 
distribution networks where pressure is reduced for public use.  
 
National Grid Ventures (NGV) is separate from National Grid’s core regulated businesses. NGV 
develop, operate and invest in energy projects, technologies, and partnerships to help accelerate 
the development of a clean energy future for consumers across the UK, Europe and the United 
States. 
 
Response  
We have reviewed the above document and can confirm that National Grid has no comments to 
make in response to this consultation.  
 
Further Advice 
National Grid is happy to provide advice and guidance to the Council concerning their networks.   
 
Please see attached information outlining further guidance on development close to National 
Grid assets.   
 
If we can be of any assistance to you in providing informal comments in confidence during your 
policy development, please do not hesitate to contact us.   
 

Central Square South 
Orchard Street 
Newcastle upon Tyne 
NE1 3AZ 
 
T: +44 (0)191 261 2361 
F: +44 (0)191 269 0076 
 
avisonyoung.co.uk 

 

mailto:spatialplanningpolicy@wiltshire.gov.uk
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To help ensure the continued safe operation of existing sites and equipment and to facilitate 
future infrastructure investment, National Grid wishes to be involved in the preparation, 
alteration and review of plans and strategies which may affect their assets. Please remember to 
consult National Grid on any Development Plan Document (DPD) or site-specific proposals that 
could affect National Grid’s assets.   
 
We would be grateful if you could add our details shown below to your consultation database, if 
they are not already included: 
 

 
Avison Young 
Central Square South  
Orchard Street 
Newcastle upon Tyne 
NE1 3AZ  

National Grid  
National Grid House 
Warwick Technology Park 
Gallows Hill 
Warwick, CV34 6DA 

 
If you require any further information in respect of this letter, then please contact us.  
 
Yours faithfully, 
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Guidance on development near National Grid assets 
National Grid is able to provide advice and guidance to the Council concerning their networks 
and encourages high quality and well-planned development in the vicinity of its assets. 
 
Electricity assets 
Developers of sites crossed or in close proximity to National Grid assets should be aware that it 
is National Grid policy to retain existing overhead lines in-situ, though it recognises that there 
may be exceptional circumstances that would justify the request where, for example, the 
proposal is of regional or national importance. 
 
National Grid’s ‘Guidelines for Development near pylons and high voltage overhead power lines’ 
promote the successful development of sites crossed by existing overhead lines and the creation 
of well-designed places. The guidelines demonstrate that a creative design approach can 
minimise the impact of overhead lines whilst promoting a quality environment.  The guidelines 
can be downloaded here: https://www.nationalgridet.com/document/130626/download 
 
The statutory safety clearances between overhead lines, the ground, and built structures must 
not be infringed. Where changes are proposed to ground levels beneath an existing line then it is 
important that changes in ground levels do not result in safety clearances being infringed. 
National Grid can, on request, provide to developers detailed line profile drawings that detail the 
height of conductors, above ordnance datum, at a specific site.  
 
National Grid’s statutory safety clearances are detailed in their ‘Guidelines when working near 
National Grid Electricity Transmission assets’, which can be downloaded 
here:www.nationalgridet.com/network-and-assets/working-near-our-assets  
 
Gas assets 
High-Pressure Gas Pipelines form an essential part of the national gas transmission system and 
National Grid’s approach is always to seek to leave their existing transmission pipelines in situ. 
Contact should be made with the Health and Safety Executive (HSE) in respect of sites affected by 
High-Pressure Gas Pipelines. 
 
National Grid have land rights for each asset which prevents the erection of permanent/ 
temporary buildings, or structures, changes to existing ground levels, storage of materials etc.  
Additionally, written permission will be required before any works commence within the 
National Grid’s 12.2m building proximity distance, and a deed of consent is required for any 
crossing of the easement.   
  
National Grid’s ‘Guidelines when working near National Grid Gas assets’ can be downloaded here: 
www.nationalgridgas.com/land-and-assets/working-near-our-assets 

 
How to contact National Grid 
If you require any further information in relation to the above and/or if you would like to check if 
National Grid’s transmission networks may be affected by a proposed development, please 
contact:  

https://www.nationalgridet.com/document/130626/download
http://www.nationalgridet.com/network-and-assets/working-near-our-assets
http://www.nationalgridgas.com/land-and-assets/working-near-our-assets
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• National Grid’s Plant Protection team: plantprotection@nationalgrid.com  
 
Cadent Plant Protection Team 
Block 1 
Brick Kiln Street 
Hinckley 
LE10 0NA 
0800 688 588 
 

or visit the website: https://www.beforeyoudig.cadentgas.com/login.aspx 

 

mailto:plantprotection@nationalgrid.com
https://www.beforeyoudig.cadentgas.com/login.aspx
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Our Ref: 20.020/AMD 
 
Spatial Planning,  
Economic Development and Planning,  
Wiltshire Council,  
County Hall,  
Trowbridge 
BA14 8JQ. 
 
spatialplanningpolicy@wiltshire.gov.uk 
 
9th March 2021 
 
Dear Sir / Madam 
 
Ref:  Wiltshire Local Plan Review consultation – January 2021 

Representations on behalf of Presscredit (Rudloe) Limited. 
 
On behalf of our clients, Presscredit (Rudloe) Limited (Presscredit), we are instructed to 
submit representations on the Wiltshire Local Plan Review (WLPR) consultation which 
commenced in January 2021. As will be explained in the representations, Presscredit control 
circa 13ha of land that once formed part of RAF Rudloe Manor and the comments set out 
below are made in the context of securing the redevelopment of this brownfield site for new 
homes. 
 
Our response covers the following broad matters: 
 

 Strong support for the WLPR identifying a “brownfield target” for the delivery of new 
homes on previously developed land; 

 The benefits of maximising the reuse of brownfield sites; 
 Concern that, notwithstanding the “brownfield target”, the WLPR does not seek to 

identify specific sites and instead appears to abdicate such decisions to 
Neighbourhood Plans; 

 Concern as to the method adopted for allocating housing requirements to the rural 
settlements; 

 Allied to the previous points, concern that brownfield opportunities are being given 
less priority in the rural settlements when compared with, for example, Principal 
Settlements and Market Towns; and 

 The case for the redevelopment of the former RAF Rudloe Manor. 
 
Land at the Former RAF Rudloe Manor 
Appendix 1 of this correspondence shows our client’s land interests at the former RAF Rudloe 
Manor near Corsham. The plan also shows that our client is the freehold owner of the 
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northern part of the site and has an option to purchase the remaining southern part of the 
site. 
 
The site lies to the north of the A4 Bath Road and has good access to services and facilities in 
both Rudloe and nearby Corsham. Bus stops for the X31 service are located on the A4 close 
to the site entrance providing good public transport links to Bath, Box, Corsham and 
Chippenham. The recent Bellway Homes development, which was also previously in Ministry 
of Defence (MoD) use, also lies to the north of the A4 and is approximately 600m to the east 
of the RAF Rudloe site. 
 
The site lies to the east of the Grade 2* Listed Rudloe Manor. Immediately on the western 
boundary of the site is a recent development of detached and semie-detached properties, 
planning permission for which was granted in July 2014. 
 
The site is outside of the designated Green Belt but is within the Cotswolds Area of National 
Beauty. Despite operations having ceased by 2020, a substantial amount of the former MoD 
buildings and hardstanding remains as is also evident from the plan at Appendix 1. Since its 
closure, the site has unfortunately experienced trespassing and unsociable behaviour which 
has impacted on nearby homes thus requiring the presence of on-site security.  
 
Our client has appointed a project team to assess the potential for development on this site 
as follows: 
 

 Planning Consultants - Blue Fox Planning  
 Landscape Consultants – The Environmental Design Partnership (EDP) 
 Ecological Consultants – EDP 
 Heritage Consultants – EDP 
 Transport and Highways – Paul Basham Associates 
 Master Planning and Architecture – Urban Design Box 

 
As a consequence, we have a good understanding of the opportunities and constraints 
relevant to the redevelopment of this site and are confident that a high quality residential 
development can be delivered in the short and medium terms. Appendix 2 is a Constraints 
and Opportunities plan which has informed the preparation of an illustrative master plan 
(Appendix 3) which, whilst very much “work in progress”, demonstrates that, taking on board 
the constraints and opportunities, a development of approximately 140 new homes, together 
with open space, green infrastructure and community facilities could be delivered. We stress 
that this plan is purely illustrative at this time. 
 
Wiltshire Local Plan Review (WLPR). 
Given the context of our client’s interest at Rudloe, and as already explained, our 
representations concentrate on the WLPRs approach to the redevelopment of brownfield 
sites. As a starting point, we fully support the approach of seeking to maximise the level of 
new homes being delivered on previously used land through the setting of a “Brownfield 
Target” but have concerns as to the mechanisms for identifying and delivering such 
opportunities including at the rural settlements. 
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Our concerns are set out based on the following WLPR documents: 
 Emerging Spatial Strategy 
 Empowering Rural Communities 
 Planning for Corsham 
 Site Selection Report for Corsham 

 
Emerging Spatial Strategy 
The Emerging Spatial Strategy document sets out the proposed settlement hierarchy for 
Wiltshire based on the Principal Settlement (Chippenham, Trowbridge and Salisbury), then 
the Market Towns followed by the more rural settlements. 
 
The rural settlements are then further subdivided into Local Service Centres, Large Villages 
and Small Villages. We note from elsewhere that Rudloe is identified as a Large Village within 
the Chippenham Housing Market Area (HMA). 
 
We acknowledge that this approach is a continuation of that set out in previous development 
plans for Wiltshire and, as a point of principle, we have no objection to this. Our concern is 
that this approach fails to acknowledge that many of the rural settlements are both physically 
close to other large settlements as well as having a close functional relationship in terms of 
services and facilities. 
 
To apply the settlement hierarchy as a means of defining the sustainability of individual sites 
within settlements could in some circumstances be seen as something of a blunt instrument. 
To illustrate this, the close physical relationship between Rudloe and the (higher tier) market 
town of Corsham means that land at the former RAF Rudloe Manor is able to benefit from 
sustainable access to services and facilities in BOTH settlements including by non-car modes 
of travel. 
 
Importantly, the site can achieve this without encroaching on the Corsham Rural Green 
Buffer, designated in the Corsham Neighbourhood Plan (Policy CNP E5), which seeks to 
prevent the coalescence of the two settlements. Indeed, the very existence of the Buffer 
illustrates just how close the relationship between the two settlements is.  
 
We therefore seek an acknowledgement in the WLPR clarifying situations such as that at 
Rudloe and Corsham and specifically in the context of brownfield sites. 
 
 
Brownfield Target 
Paragraph 2.11 of the Emerging Strategy introduces the “brownfield target” which, as stated 
previously, is an approach we support in principle. The National Planning Policy Framework 
(NPPF) is clear that planning policies should set out a clear strategy for accommodating the 
need for new homes “in a way that makes as much use as possible of previously-developed or 
‘brownfield’ land.” (NPPF para 117). 
 
NPPF paragraph 118 (c) further states that planning policies should: 
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“…give substantial weight to the value of using suitable brownfield land within settlements 
for homes and other identified needs, and support appropriate opportunities to remediate 
despoiled, degraded, derelict, contaminated or unstable land.” (Our emphasis). 
 
NPPF paragraph 137 (a) also requires Local Planning Authorities to make “as much use as 
possible of suitable brownfield sites…” 
 
Returning to paragraph 2.11 of the Emerging Spatial Strategy, this also states that: 
 
“As land within main settlements is mostly built up, a requirement translates to a brownfield 
target. A target helps to maximise these opportunities and can reduce pressures to build on 
greenfield land.” 
 
Whilst we completely agree with the fact that maximising brownfield development reduces 
pressure to release greenfield sites for development, we are concerned that the WLPR 
appears only to be considering opportunities at the main settlements. This theme is 
continued under “Development Principles” (page 6) which states: 
 
“2. To maximise the use of previously developed land and support urban renewal where 
needed, each of the main settlements will have a target amount of new homes that will need 
to be planned for within its urban area.” (Our emphasis). 
 
As a consequence, it is only the “main settlements” that have a brownfield target as an 
indication of the number of new homes to be built on previously developed land. This focus 
only on the main settlements creates a situation whereby the Planning for Corsham WLPR 
document includes a brownfield target of 160 dwellings but the Empowering Rural 
Communities document, which covers Large Villages such as Rudloe, is silent on the matter 
of quantum to be achieved on previously developed land. 
 
On a related point, we note that the Empowering Rural Communities document does seek to 
identify an overall housing requirement for Rudloe. The document, at Table 2.4, states that 
the requirement for the period 2016 to 2036 is 250 dwellings which equates to an annualised 
figure of 12.5 dwellings per annum. It is important to note that this is the highest requirement 
outside of the main settlements in the entire HMA which supports Rudloe as a suitable 
location for development in its own right. 
 
However, the same table also suggests that as of 1 April 2019, there were completions and 
existing commitments also totalling 250 dwellings. Whilst the evidence behind this table does 
not appear to be readily available and therefore cannot be tested. the implication is that no 
addition development is required at Rudloe until after 2036. Given that these requirements 
are a minima, it is important that the Plan does not allow these figures to be used to stall 
additional development at the settlement. 
 
Therefore, whilst we support the principle of maximising the redevelopment of brownfield 
sites, we object to the WLPRs apparent emphasis on the main settlements. This approach 
seemingly fails to appreciate the significant role that the redevelopment of brownfield sites 
can also have in more rural, but still sustainable, locations. 
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In that regard, it is important to note the quotes from the NPPF set out above. The NPPF 
refers to “suitable” brownfield sites and therefore includes a far wider assessment than 
simply the designation given to a settlement. It is therefore clear that the WLPR should assess 
the suitability of brownfield land, including whether they are accessible and sustainable, on 
an individual site by site basis rather than concentrating only on the main settlements. This 
includes our client’s land at the former RAF Rudloe. 
 
We also have concerns as to the calculation of the brownfield target. This is first referenced 
at paragraph 3.9 of the Emerging Spatial Strategy but is dealt with in more detail in Appendix 
1 of that document and it is to this that refer in our comments below. 
 
The calculation that has been undertaken is set out in paragraph 16 of Appendix 1. In 
summary: 
 

 The calculation has taken the average annual number of units granted permission 
from 2009-2019 on sites of up to 100 units for Principal Settlements, and up to 50 
units for Market Towns.  

 A delivery rate (assessing permissions granted from 2008-2014 districtwide) has then 
been applied which takes into account non-implementation of permissions.  

 The output provides the anticipated average annual number of completions for each 
settlement which determines the brownfield target. 

 
Whilst we acknowledge that predicting delivery from brownfield sources is a complex matter 
and, indeed, may not be an exact science, we do have the following concerns as to this 
approach: 
 

1. It is effectively a “one-size” fits all approach; 
2. It relates only to Principal Settlements and Market Towns; 
3. By virtue of (2) above, it fails to consider opportunities in lower tier settlements; and 
4. It is not clear whether actual brownfield sites have been identified as part of informing 

the process. 
 
Notwithstanding the above concerns, a central issue is how these targets will be considered 
as part of the process. It is in our opinion vital that the WLPR clarifies that the targets are just 
that and that they are not a cut-off point for further brownfield development on suitable 
sites.  
 
We put this question to the Council during the recent online consultation webinars and 
received the answer that the Council would look to go over and above these targets (that is 
to say, maximise brownfield opportunities) and that the target would not be used as a limiter. 
We welcome this response and believe that the Plan would benefit from an explicit statement 
to this effect. 
 
We note from the Site Selection Report for Corsham that, whilst the brownfield housing 
target is identified as 160 dwellings between 2021 to 2031, the options considered through 
the site selection process are all greenfield. This is despite the former RAF Rudloe Manor site 
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being clearly visible on the maps supporting the document; please refer, for example, to 
“Figure 4: Final pool of potential sites for further detailed assessment.” 
 
This shows the proximity of our client’s site to Corsham and we would ask that consideration 
be given to allocating this land which, in turn, may provide justification for not developing on 
some greenfield site(s). 
 
This point is also linked to the final matter that we wish to raise which relates to how 
brownfield sites will be identified and assessed. Appendix 1 of the Emerging Spatial Strategy 
attempts to throw some light on this by stating at paragraph 18: 
 
“The register of brownfield land is a starting point, as is the Council’s Strategic Housing and 
Employment Land Availability Assessment (SHELAA) evidence.” 
 
Paragraph 19 further states: 
  
“By engaging closely with their communities and by contacts with landowners and developers, 
neighbourhood planning is well placed to identify many opportunities and allocate them in 
their plans.” (Our emphasis) 
 
Paragraph 22 then continues: 
 
“Other large landowners, public or private, may also instigate redevelopment of their land.” 
 
Whilst it is understood that these are all ways in which brownfield (and greenfield sites) can 
come forward, it is unclear as to why, in a plan lead system, the WLPR in its own right does 
not seek to identify brownfield sites. The apparent abdication of identifying and allocating 
brownfield sites to others could also be used to both undermine the WLPRs suggested 
prioritisation of such sites to avoid the unnecessary allocation of greenfield sites. 
 
By way of example, if the Council is truly relying on Neighbourhood Plans to identify sites, 
what happens if such a Plan is not being prepared? For example, the Box Parish 
Neighbourhood Plan (which covers Rudloe) appears to have stalled at an early stage with the 
Steering Group not having met for over twelve months.  
 
We therefore ask that future iterations of the WLPR seek to identify significant brownfield 
sites, both to ensure the Plan is positively prepared and to ensure its evidence base is robust. 
Further, the testing of such sites through the Plan’s site selection process would also ensure 
that they were “suitable” in the terms of the NPPF. The former RAF Rudloe Manor is, in our 
opinion, a highly suitable candidate for allocation, although we also reserve the right to bring 
forward a planning application outside of the plan making process. 
 
 
Conclusions 
We welcome the opportunity to respond to the January 2021 consultation and, whilst we 
recognise that many of our comments above are critical, they are made with the intention of 
being constructive. 
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We support the Plan’s intention to maximise opportunities for residential development on 
brownfield sites and have suggested issues and matters that, if addressed, would in our 
opinion make the WLPR both more robust and positively prepared.  
 
In summary, we suggest that the WLPR must: 
 

1. Fully recognise that suitable brownfield opportunities exist in sustainable locations 
beyond the suggested Main Settlements and that these represent an important 
potential supply of new homes; 

2. State clearly that the brownfield target is not an upper limit (that will not be exceeded) 
and that the Council will positively seek to exceed the identified figure when and 
where suitable brownfield sites present themselves; 

3. Adopt a more proactive approach to identifying those brownfield sites that are already 
known to be available and assess their suitability rather than leaving this to either 
Neighbourhood Plans or individual landowners. This includes land at the former RAF 
Rudloe Manor; 

4. Recognise the functional relationship of Rudloe and Corsham; and 
5. Recognise that the land at the former RAF Rudloe Manor represents a suitable and 

sustainable opportunity to deliver new homes on a brownfield site, in accordance with 
the Plan’s emerging strategy, as well as delivering significant local benefits. 

 
Finally, we would welcome any opportunity to discuss these representations and the land at 
the former RAF Rudloe Manor with representatives of Wiltshire Council.  
 
Yours faithfully 
 
 

 
 

 
 
 
Enc.  
 
Appendix 1 – Location Plan: Land at Former RAF Rudloe Manor 
Appendix 2 – Constraints and Opportunities Plan 
Appendix 3 - Illustrative Concept Plan  
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8th March 2021 
 
Spatial Planning 
Economic Development and Planning 
Wiltshire Council 
County Hall 
Trowbridge 
BA14 8JQ 

 
via email: spatialplanningpolicy@wiltshire.go.uk  

Dear Sir/Madam 
 

Wiltshire Local Plan Review – January 2021 
Representations on behalf of Britford Parish Council 

 
Britford Parish Council are pleased to submit representations to the Wiltshire Local Plan Review (WLPR) 
consultation (January 2021). 
 
Our representations focus on the Principal Settlement of Salisbury, the Salisbury Housing Market Area (HMA) 
and specifically set out our strong objection to Site 6, Land North of Downton Road, Salisbury. The “Planning 
for Salisbury” WLPR document states that this greenfield site is expected to deliver: 
 

 Approximately 220 new homes to include specialist provision.  
 Feature a new Cathedral Vista, a circa 40m wide sightline through the designed scheme to Salisbury’s 

most celebrated landmark.  
 Building / parking for approx. 2,000 sqm / 80 place Early Years’ facility and potentially other 

community uses (possible GP provision).  
 Walking and cycling links to the nearby Park & Ride, Salisbury District Hospital and the city centre  
 Wider countryside access  
 Open space including play provision. 
 New woodland, tree/hedgerow planting 

We will demonstrate that the identification, at this stage of the Local Plan adoption process, of land north of 
Downton Road as a “Preferred Development Site” is wholly ill conceived and fails to recognise and understand 
the constraints that the site is subject to and the significant negative impacts its development would have. In 
so doing, we will be referencing the following documents which form the WLPR and its evidence base: 
 

 Wiltshire Local Plan Review – Emerging Spatial Strategy 
 Wiltshire Local Plan Review - Planning for Salisbury  
 Wiltshire Local Plan Review – Interim Sustainability Appraisal 
 Wiltshire Local Plan Review – Interim Sustainability Appraisal Appendix 2 - Principal Settlements: Site 

Assessments 

Salisbury Housing Market Area and Planning for Salisbury 
 
We have no objection to the identification of the Salisbury Housing Market Area (HMA) or, indeed, to the 
designation of Salisbury as one of the three Principal Settlements in Wiltshire. It should be noted, however, 
that Salisbury is one of several large settlements within this HMA alongside Amesbury, Wilton and 
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Tidworth/Ludgershall as well as Boscombe and Porton. All these settlements have the capacity to 
accommodate future growth of an appropriate scale. 
 
We do not therefore object to additional growth taking place at Salisbury, but this must be at a scale that, 
whilst maintaining its role as a Principal Settlement, does not affect the City’s character or heritage. Likewise, it 
is necessary for the WLPR to ensure that any sites identified for new development are appropriate and do not 
result in irreversible harm to the character of the City or to the setting of nearby settlements. 
 
The Emerging Spatial Strategy document (page 17) includes the following table identing the provision housing 
requirements for the HMA. 
 

 
 
It is readily apparent from the table that, for the Plan period (2016-2036), Salisbury is being relied upon to 
deliver more than three times the level of residential development than (the next largest quantum) for 
Amesbury. Likewise, Salisbury is anticipated to accommodate almost half of the residential development for 
the entire HMA. 
 
This is despite the statement in the same document that: 
 

“Previous iterations of Local Plans for the Salisbury area show how expanding the city outwards is 
becoming increasingly difficult. The undeveloped landscape setting and approaches to Salisbury 
provide its distinctive Cathedral character and these areas would be lost” (WLPR – Emerging Spatial 
Strategy paragraph 3.63, Our emphasis). 
 

This confirms that Wiltshire Council (and its predecessor) has long acknowledged that there are limits as to 
how far the City can expand without unacceptable harm being caused to its historic and landscape character. 
We believe that the land north of Downton Road clearly illustrates this point for reasons which are set out 
later in this representation.  
 
On this basis, we believe that the WLPR should re-examine both the strategy for Salisbury and the level of 
development proposed to seek alternatives that allow the City to maintain its role as a Principal Settlement 
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without causing unacceptable and irreversible harm to its character and setting, and to that of nearby villages 
and settlements including Britford. 
 
By way of example, we note that paragraph 3.51 of the Emerging Spatial Strategy document states: 
 

“Growth at Amesbury is slightly lower than rolling forward the current strategy in recognition of 
constraints identified by sustainability appraisal; heritage and landscape risks and restricted education 
capacity.” 
 

Whilst we consider it unfortunate that the constraints affecting Salisbury have not apparently been given the 
same regard, the fact remains that the approach taken to identifying sites in the WLPR means that the 
capacity of sites at Amesbury is not known in any detail. That is to say, the WLPR’s approach of identifying 
“Preferred Development Sites” at the Principal Settlements, including illustrative Concept Plans (reference the 
Planning for Salisbury WLPR document) suggests, at face value, that the identification of sites has been 
predetermined and is essentially fixed. 
 
This must be contrasted with the WLPR’s approach to the identification of sites at other settlements including 
Amesbury where, at this stage of the Plan’s preparation, sites are pooled to allow further consideration. This 
means that the WLPR’s site assessment and identification process is effectively running at two speeds.  
 
Whilst we accept that this approach may have been adopted with good intentions, the unintended 
consequence is an imbalance in the level of information/evidence that is available to consider the spatial 
distribution of development across the entire HMA and Local Plan area. In turn, we consider that this has 
implications for the robustness on the WLPR’s evidence base in the context of paragraph 35(b) of the National 
Planning Policy Framework (NPPF). 
 
Turning to the “Planning for Salisbury” WLPR document, we note and fully support the statement at paragraph 
13 that “Needs for development land should be met as far as possible on brownfield sites, in order to help 
minimise the loss of greenfield land.” This approach is entirely consistent with National Planning Policy as is 
the statement at paragraph 16 of the same document that: 
 

“Planning positively for brownfield sites, however, can also work alongside allocations of greenfield 
land... Where there can be certainty about brownfield sites coming forward, this will then reduce the 
amount of greenfield land sought in this review of the plan.” (Our emphasis). 
 

This is a perfectly logical approach and the same must be true in reverse; that is to say that providing too many 
greenfield opportunities can reduce the stimulus for bring forward brownfield sites that are often more 
complex and result in lower financial returns.  
 
To illustrate this, Salisbury has long struggled to realise the redevelopment of key brownfield land 
opportunities that represent significant components of current and previous Development Plans, namely the 
Churchfields employment area and the Maltings/Central Car Park. We therefore urge the Council to use the 
opportunity provided by the WLPR to reduce the level of greenfield land identified at Salisbury as a mechanism 
to assist in achieving and hopefully surpassing, its brownfield target. 
 
Finally, in respect of this part of our representation, we note that paragraph 20 of the Planning for Salisbury 
document states: 
 

“Some employment land at Salisbury (e.g., at Fugglestone Red) remains allocated within the Wiltshire 
Core Strategy and has not yet been implemented.” 
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We understand that other land at Old Sarum also allocated for employment use also remains unimplemented. 
Land at Fugglestone Red (and Old Sarum) was first identified for residential led, mixed use development 
(including employment) in the Salisbury District Local Plan which was adopted in June 2003.  
 
It is an established approach that, when preparing a new local plan and considering new site allocations, a 
Local Planning Authority should reconsider historic allocations that have not come forward as expected to see 
if they would be better suited for alternative uses. Given that both Fugglestone Red and Old Sarum have now 
become established residential areas, it may be that the allocation of employment land is no longer 
appropriate. 
 
This question was put to Mr Sam Fox (Interim Director – Places and Environment at Wiltshire Council) during 
the recent series of webinars launching the WLPR consultation. Mr Fox fully supported this approach and we 
therefore request that the Council objectively considers reallocating the employment land at Fugglestone Red 
for residential development thereby allowing other, less appropriate sites to remain as greenfield land; namely 
land north of Downton Road. 
 
Site 6 – Land North of Downton Road, Salisbury 
 
Having set out our observations on the strategic approach taken to the Principal Settlement of Salisbury, we 
turn now to the process by which the site north of Downton Road has been identified as a preferred location 
for development. In particular, we address: 
 

 Inconsistencies and inaccuracies in the “Site Selection Report” 
 Inconsistencies and inaccuracies in the Interim Sustainability Appraisal and its Appendix 2 
 Uncertainties as to what, if any level, of residential development the site can deliver. 
 Uncertainties as to what if any other uses can be provided on site contrary to the expectations of the 

WLPR 
 
It is important to note that this is not the first time this site has been considered as a potential allocation. Most 
recently, the site was considered, and rejected, as part of the Wiltshire Housing Site Allocations Development 
Plan Document (SADPD). The SADPD’s Sustainability Assessment (SA) shows how the site, then known as S159 
registered significant negative impacts including: 
 

 Moderate adverse impacts on Biodiversity 
 Moderate adverse impacts on Water Resources 
 Moderate adverse impact on the Historic Environment 
 Moderate adverse impact on Landscape  

 
In considering the above, it is important to note that “Moderate Adverse” refers to the second highest level of 
impact considered in the SA process. The site also scored “Minor Negative” impacts on several other criteria.  
It is also relevant to note that the SADPD was considering a site of 203 dwellings as opposed to the 220 now 
proposed. It is reasonable to assume that the impact of a larger development would be greater. 
 
The SADPD process involved a six-stage sifting process in order to establish the suitability of a site. It is telling 
that at that time, land north of Downtown Road was rejected at Stage 3. Likewise, given the nature of the 
adverse impacts set out above and the fact that the SADPD’s Sustainability Appraisal is dated February 2020, 
that is to say, only a year ago, it is difficult to understand how the Council can make such a volte-face on the 
suitability of the site. 
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We consider this further below. 
 
WLPR – Site Selection Report for Salisbury  
 
This report sets out the steps taken in the site selection process at Salisbury. As noted previously, given that 
Salisbury is identified as a Principal Settlement, this includes identifying “Preferred Options for Development” 
unlike the approach elsewhere in the HMA which stops at the point of identifying a pool of alternative sites. 
 
The Report identifies that a four-stage process has been undertaken to-date. Stage 1 “Identifying Sites for 
Assessment” effectively comprises taking all the sites submitted through the Council’s Strategic Employment 
and Housing Land Availability Assessment (SHELAA) and applying a first sift based for example the presence of 
protected species. Paragraph 12 of the Report states: 
 

“At Salisbury, land has been excluded for reasons that primarily comprise the following characteristics: 
existing plan allocation; completed scheme; planning consent; majority within settlement boundary; 
flood risk (zones 2 and/or 3); directly adjacent to Small Villages of Laverstock and Ford).” 

 
We presume the reference to Laverstock and Ford is intended to ensure that these settlements retain their 
separate characters and identity. Such protection should also have been given to Britford not least given is 
historic character, designated Conservation Area and the presence of Listed Buildings. 
 
Stage 2 is said to assess further those sites that have passed through Stage 1 and is intended to result in a set 
of reasonable alternatives for further assessment through sustainability appraisal. Paragraph 13 of the Report 
includes the comment that sites have been excluded at this stage “where development would have impacts 
upon its surroundings that would be difficult to make acceptable” The ability to mitigate the impacts of the 
land north of Downton Road is a matter we return to below. 
 
Stage 3 subjects those sites that remain under consideration to a sustainability appraisal (SA) process (as was 
applied in the previous SADPD process set out above). Paragraph 15 of the Report states that the SA “helps to 
identify what may be necessary to mitigate adverse effects and which measures could increase the benefits of 
developing at a given location.” Again, this is an important element and the extent that this has been 
objectively and consistently applied to the land North of Downton Road is considered below. 
 
Returning to stage 2 of the process, this uses a simple “traffic light” approach to assesses sites against the 
following five criteria: 
 

 Accessibility 
 Flood Risk 
 Heritage 
 Landscape  
 Traffic 

 
The summary table for land north of Downton Road is overleaf: 
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Whilst we acknowledge that the site falls within Flood Zone 1, the northern edge of the site abuts an expansive 
area of Flood Zone 3 and a series of waterways associated with the historic watermeadows.  This land is also a 
SSSI.  We note that the Infrastructure Concept Plan provides for SUDs and Swales at the northern edge of the 
site to “maximise visual amenity and biodiversity”, however it is submitted that this particular area of land is 
already regularly flooded (see Image 1 below) and the proposal to develop Site 6 for housing will cause to 
exacerbate the situation, and cause flood risk beyond the site itself, but into Britford itself. 

Image 1: Photograph of northern edge of Site 6 in February 2020 
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Image 3 Photograph of northern edge of Site 6 in February 2020 
 
 
 
 
 
In terms of the Stage 3 assessment, we would draw specific attention to the fact that whilst it suggests that 
there are “no insurmountable complexities” it also states that landscape and heritage matters, including 
proximity to two Conservation Areas and view to Salisbury Cathedral require further assessment. Given the 
acknowledged importance of these issues, it is illogical that the site should have proceeded to the next stage 
of the process without further investigation. 
 
Stage 3 subjects the remaining sites to the SA process which we comment on under separate headings. Stage 4 
is then intended to further sift the sites to identify “Preferred Development Locations” using a SWOT analysis 
as below: 
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The SWOT analysis for land north of Downton Road, taken from page 32 of the Report is below. 

 
Given the findings elsewhere in the WLPR Evidence Base, and that of the earlier (February 2020) SADPD, the 
conclusions now being suggested that the site would have a “neutral” impact on matters relating to landscape 
and separation/distinctiveness are, frankly, bizarre.  
 
This is compounded by the Conclusions section (paragraph 6.1 of the Report) in respect of the land north of 
Downton Road which makes the “neutral” score even more difficult to understand. With respect to Heritage, 
the Conclusions states:  
 

“..development of the site would impact on the Salisbury Conservation Area, Britford Conservation 
Area, as well as impact upon the setting of the 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. Development would contribute to erosion of the separate identity of Britford” (Our 
emphasis). 
 

In terms of Landscapes, the Conclusion states: 
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“the site contributes to a sense of separation between the suburban edge of Salisbury and the rural, 
low-density, village of Britford. 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. There is higher 
sensitivity to the north and east of the site due its contribution to the rural approach to Salisbury and 
historic water meadow landscape.” (Our emphasis). 

 
We concur with these statements and attach Image 2 below which clearly illustrates the rural and open nature 
of the views to the Cathedral which would be entirely lost should Site 6 be developed. 
 

 
Image 2: Existing View from Lower Road, across Site 6 to Salisbury Cathedral 
In terms of Education, the Conclusion suggests: 
 

“primary provision could be incorporated into the emerging Netherhampton Road site but a new primary 
school onsite could be required if the school at Netherhampton Road was not able to support needs. 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, but expansion of Sarum 

Academy is possible” (Our emphasis). 
 
This particular conclusion illustrates several failings of the site selection process. Firstly, it appears totally 
illogical, not to mention unsustainable, for primary school age children to have to travel to Netherhampton 
Road not least given the proximity to Longford Primary School.  
 
Secondly, a primary school is not shown as forming part of the Concept Plans that part of the Planning for 
Salisbury document. This in turn raises issues of how many dwellings can actually be provided on the site given 
all the other constraints and whether it would then be commercially viable for a school to be delivered by the 
developers. 
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Thirdly, what happens to Longford Primary School? It would appear illogical and unsustainable to have two 
primary schools operating in such close proximity leading to concerns that Longford Primary may close. If that 
were to happen, what would happen to its buildings and associated land? 
 
We note that these Conclusions are taken directly from the Interim Sustainability Appraisal which we consider 
below. 
 
WLPR Interim Sustainability Appraisal. 
 
Much of the findings of the Site Selection Report and indeed, our criticism of it, claim to be based on the 
Interim Sustainability Appraisal (SA) that forms part of the evidence base for the WLPR.  However, the SA has 
also considered various strategies for distributing growth at the HMAs and is therefore equally relevant to the 
first part of our representations and we cover this aspect before returning to the site-specific matter. 
 
With respect to the various strategies considered for the Salisbury HMA, paragraph 4.3.4 sets out a summary 
of conclusions and recommendations to inform the evolving Local Plan.  
 
Key Recommendation 1 states that: 
 

“whilst Strategy SA-B (Focus on Salisbury) has been shown to be the more sustainable strategy overall, 
there are likely significant environmental effects at Salisbury given several significant environmental 
constraints. It is recommended that growth levels be reduced at Salisbury to reduce the likelihood of 
significant effects and to re-distribute to other areas in the HMA.” (Our emphasis). 

 
Key Recommendation 2 states: 
 

“the SA has found that both Amesbury and Tidworth/ Ludgershall are likely to have minor adverse 
effects overall against environmental objectives and could possibly accommodate growth at a higher 
level. The scale of housing growth proposed for these settlements under all strategies is considered 
likely to have negative effects overall on affordable housing delivery with low or zero residual 
requirements. It is recommended that the higher requirements contained in Strategy SA-A are 
considered for both towns, whilst reducing requirements at Salisbury.” (Our emphasis) 

 
Both these Key Recommendations therefore support our position set out above that the WLPR should go 
further in considering further adjustments to housing numbers in the HMA which, whilst retaining the Principal 
Settlement status of Salisbury, reduces the significant environmental effects of such high levels of residential 
growth. 
 
Specifically, in terms of land north of Downton Road, we also note that the Interim Sustainability Appraisal 
(page 61) provides further information on the potential to mitigate the impact of development on the site. In 
respect of Heritage, it states: 
 

“further assessment of level of impact required. Mitigation likely to be difficult. A modest level of 
development on the western side of the site could provide an opportunity for mitigation/enhancement 
via softening harsh edge of existing development. Development towards the north and east of the site 
should be lower density or left as open space” (Our emphasis). 
 

The immediate conclusion that must be reached therefore is that the Plan does not have sufficient information 
as to the heritage impact of developing this site. This and the conclusion that “mitigation is likely to be 
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difficult” must completely undermine the findings of the Site Selection Report for Salisbury (set out above) 
that suggested that the heritage impact would be “neutral”. 
 
In respect of landscape impact, the Sustainability Appraisal (also at page 61) states: 
 

“avoid development that reduces the sense of separation between Salisbury and Britford and conserve 
open views towards the Cathedral and over the river valley and water meadows that contribute to the 
distinctive approach to Salisbury” (Our emphasis) 
 

It is clear that the only way these findings of the WLPR’s Sustainability Appraisal can be met is for the site to 
remain undeveloped. 
 
In support of this position, we draw attention to Appendix 2 of the Interim Sustainability Appraisal entitled 
“Principal Settlements: Site Assessments”. This Appendix provides the further detail that lies behind the main 
Interim Sustainability Appraisal with the relevant extract relating to heritage and landscape impacts shown 
overleaf. 
 

 
 
As can be seen, this includes the statements on heritage impacts that are repeated in the main Sustainability 
Appraisal. The Appendix adds includes further detail of significance including that 
 

“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.” (Appendix 2 of the Interim Sustainability Appraisal, page 124 – Our emphasis). 
 

Crucially, it also states that in both cases: 
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“….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”. (Our emphasis). 
 

In our view, this further confirms the unsuitability of this site, even taking into account mitigation, which is 
viewed as “likely to be difficult” for development. 
 
Concept Plans 
 
The WLPR document “Planning for Salisbury” includes suggested Concept Plans for the preferred development 
sites including for site 6, land north of Downton Road. Paragraph 43 makes the assertion that “…Sites 1 and 6 
appear comparatively unconstrained in development terms”, a statement that is simply irreconcilable with the 
constraints and impact identified in the Plan’s own Sustainability Appraisal. 
 
Figure 6 sets out the Concept Plan for site 6 and serves, in our opinion, to demonstrate how constrained and 
unsuitable the site is for development. Our specific concerns, in the context of the significant constraints 
identified above are: 

 The Concept Plan shows a “40m wide view corridor” presumably in an attempt to retain views across 
to Salisbury Cathedral. This can only be described as a “thin end of the wedge” and in no way 
compensates for the loss of the wide and clear views available across the entire site as recognised in 
the WLPR documents.  

 The view corridor appears to point directly at the residential development at Milton Road. Whilst the 
Cathedral is visible from this direction, it is also visible from along the Downton Road and these views 
will be lost. Further, the corridor does nothing to preserve the views to the Cathedral from Lower 
Road which importantly present a more rural context. 

 Even allowing for a substantial buffer on the eastern boundary of the land, the Concept Plan serves to 
demonstrate the significant negative impact on the rural character and setting of Britford, including 
the Conservation Area and Listed Buildings, and the urbanisation of this “strategic approach view” 
into Salisbury 

 The Concept Plan does not include the provision of a new primary school as referenced elsewhere in 
the WLPR documents should the totally unsustainable suggestion that children should go to the new 
(yet to be delivered) primary school at Netherhampton Road not be pursued. 

 Given the substantial mitigation that is required given the unsuitability of the site, the net 
developable area is unclear as is the total number of dwellings that could be built. Likewise it is 
unclear whether the site will deliver the proposed nursery and surgery as well as, potentially, a new 
primary school. It is unlikely, in our opinion, that this will be viable. 

 The Concept Plan shows a total of four new vehicular access, either into the site or into the preferred 
development site (site 7) on the southern side of the Downton Road. It fails to show the existing 
vehicular junction onto Lower Road or the access into the Park and Ride site. Such a large number of 
junctions along a short stretch of road is likely to cause significant issues for traffic movement and 
safety and yet there appears to be little if any consideration given to the matter. 

Proposed Alternative Approach to Sites 6 7 and 8 
 
Both Sites 6 and 7 fall within Britford Parish. The Parish Council does not object to the principle of Salisbury 
being a focus for growth, nor the development of the city in a southward direction.  However, we feel very 
strongly that the development of Site 6 would mean it would be forever damaged, and no mitigation could 
compensate for the loss of this rural site which protects Britford from sprawl and opens up historic views to 
the Cathedral.  We do, however, consider that Site 7 could have a greater part to play in the expansion of 
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Salisbury.  In the current Concept Plans, the majority of Site 6 would be developed, while Site 7 (twice the size 
of Site 6) would be largely Country Park.  Site 7 has the constraint of the adjacent Ancient Monument but a 
review of Figure 5 Map showing preferred development options appears to show that it could easily 
accommodate more development than the 115 dwellings proposed in the Concept Plan.  
 
 We therefore propose that Wiltshire Council give serious consideration to utilising Site 6 as the green 
infrastructure and Country Park which would ensure that the rural setting of Britford would be protected and 
ensure that the identity of the village would not be eroded.   
 
Site 8 is partly within the Parish of Britford is fourth in the list of four sites in the stage 4 ranking because of 
concerns about Heritage and its proximity to the Woodbury Hillfort and Woodbury Ancient Village. A similar 
comment was made in the assessment of Site 7, but mitigation was considered achievable which is surprising 
as the Sites appear to be very similarly affected.   
 
Whilst we recognise that the Ancient Monuments must be preserved careful development around them will 
do that and nothing will change. However, but if development takes place on Site 6 then there will be 
irreversible damage to existing living heritage assists and consequent harm to the amenity of many. 
 
 Site 7 and 8 could be considered together as they are on the same side of the Downton Road and both form a 
logical extension to existing development. There is a risk of increased surface water flooding from 
development on the South but if Site 6 were to remain undeveloped it could provide alleviation for this risk as 
well as providing the green infrastructure. 
 
Alternative Sites 
 
Previously in this representation, we have suggested alternative approaches that the WLPR should consider 
which, whilst allowing Salisbury to maintain its role as a Principal Settlement, would remove the need to 
identified highly unsuitable greenfield land. These include further consideration of the capacity of other 
settlements in the HMA and the reconsideration of historic employment allocations which have not come 
forward as alternative locations for new homes. 
 
Earlier in this representation, we set out the findings of the site sifting exercise as explained in the “Site 
Selection Report for Salisbury” and we included the summary table of the land north of Downton Road when 
compared against five key criteria. 
 
We set out below the same extract relating the land at Quidhampton Quarry. Comparison shows that, at Stage 
2 of the sifting process, this site performed better than the land North of Downton Road in respect of the key 
issue of heritage. 
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In later stages of the site selection process, the Quidhampton site is referred to as “Site 12”. Whilst we note 
that this site was discounted at Stage 3, we would request that this, and potentially other sites, be 
reconsidered.  
 
Conclusions 
 
Britford Parish Council strongly objects to the identification of land north of Downton Road as a Preferred 
Development Site for the following reasons: 
 

 The suitability of this land has been considered in detail previously, including as recently as the 
Wiltshire Site Allocations Development Plan Document of February 2020, and was rejected. Nothing 
has changed in respect of the character and importance of the land since then which would make it 
acceptable.   

 The development, as accepted by the WLPRs own evidence base, would have a significant negative 
and irreversible impact on views to the Salisbury Cathedral and any proposed mitigation is likely to be 
ineffectual and a very poor substitute. Indeed, we have highlighted that the WLPS’s evidence base 
seems to consider that only limited development on the western part of the land may be appropriate. 

 The development of the site would, again as identified in the evidence base and supporting 
documents to the WLPR, significantly erode the gap between Salisbury and the Village of Britford with 
significant impacts on the character and setting of two Conservation Areas and Listed Buildings.  

 In respect of impacts on heritage and landscape assets, the WLPRs own evidence base confirms “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”. 
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 There is uncertainty what level of development, if any, could be suitably accommodated on the site 
given the extent of mitigation suggested. We question whether it will ever be viable for a site of this 
size to deliver a nursery, surgery and potentially a new primary school. 

 The proposed Concept Plan proposes four new accesses off the Downton Road within a short distance 
of each other to serve this site and another (Site 7) Preferred Development Site on the opposite side 
of Downton Road. These are in addition to the existing junctions with Lower Road and the Park and 
Ride creating very real concerns over safety. 

In objecting to this site, we have provided various alternatives for consideration by Wiltshire Council. These 
include considering opportunities in other significant settlements within the Salisbury Housing Market Area 
and considering the potential for land that has been historically identified for employment development but 
has not come forward to be reallocated for residential use. We also request that other sites that have been 
discounted through the site identification process be reconsidered. 
 
We therefore respectfully ask that Wiltshire Council acknowledges the significant and irreversible impact that 
the site would have on the heritage and landscape character of Salisbury City; on the village of Britford, and 
that the land north of Downton Road is removed as a preferred site from the WLPR. 
 
Yours faithfully 
 
 
 
Britford Parish Council 
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        Salisbury 
Consultation Response Form 

  

Ref:                                                                                                        

    (For official use only) 

A series of 'Planning for' documents break down the work undertaken so far 
for each Principal Settlement and Market Town. Within these documents, 
information is presented, and questions asked to help shape proposals for 
each place. 

  

To view these documents please visit the Council’s Local Plan Review 

Consultation page on its website at: https://www.wiltshire.gov.uk/planning-
policy-local-plan-review-consultation 

  

  

Please return to Wiltshire Council, by 5pm on Monday 8thMarch 2021. 

  

By post to: Spatial Planning, Economic Development and Planning, 
Wiltshire Council, County Hall, Bythesea Road, Trowbridge, Wiltshire, 
BA14 8JN. 

  

By e-mail to: spatialplanningpolicy@wiltshire.gov.uk   

  

 

 

 

 

 

 

 

 

 

 

 

 

 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
mailto:spatialplanningpolicy@wiltshire.gov.uk
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Letter from Britford Parish Council 

Clerk@britfordparishcouncil.co.uk 

March 8th 2021 

 

 

Dear Chairman and Ladies and Gentlemen of the Council,  

 

Wiltshire Council Local Plan Review-Planning for Salisbury 2021 

 

Britford Parish Council has made a formal submission having taken some 
professional advice but following representations from many different 
sources and due to the tremendous time constraints of this consultation 
period, it is accompanied by the following letter which the members of the 
Parish Council respectfully submit for your consideration.  

 

There are four sites which have been brought forward through the Site 
Selection process and for assessment against the Place Shaping Priorities 
for Salisbury.(PSPs) Sites 6 (Tilley’s field), Site 7 and Site 8 are within the 
boundaries of our Parish. In our view there are two possible courses of 
action.  

1) Course of Action 1: this would be to proceed with development but in 
an amended form. There are serious weaknesses with Site 6, making 
housing there a disastrous prospect, but it may be possible to 
proceed in an amended form by grouping Site 6 with Site 7 and a 
part of Site 8 which are assessed. This course of action addresses 
your questions SB2, SB3 and SB4.  
 

2) Course of Action 2: this is our recommended approach, which would 
be to pause, and to review the potential preferred development sites, 
as you will see from our answers to your questions SB1 about the 
pace, and scale of Growth. 
 

3) The Appendix contains responses to the remaining Place Shaping 
Priorities and further questions.  
 

4) Our response to the Concept plans are developed within the formal 
submission. 
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1 Course of Action 1 

Significant Adverse Impacts on Site 6 (SB2, SB3) 

There are four notable reasons why the Strategic Authority Planning 
for Salisbury PSPs for Tilley’s field (Site 6) mean that it would be 
entirely inappropriate for housing development and any advantages 
would be vastly outweighed by the collateral damage that would be 
caused. 
 
i) First- the landscape setting of both Salisbury and Britford 

would be destroyed. The impact would not be neutral it would 
disastrous. Britford would be subsumed by Salisbury. 

ii)  Second, the separation and distinctiveness between Britford 
and Salisbury could no longer be effectively maintained.  The 
impact would not be neutral, it would be disastrous. 
Coalescence would be complete.  

iii)  Third- and there is no place-shaping priority yet which 
adequately considers this- a significant part of Tilley’s field and 
the adjacent village risks being submerged by displaced 
groundwater and increased surface water run-off. Britford 
would be submerged. See photos attached. 

iv) Lastly, the ecological considerations for the adjacent 
Navigation, the SSSI and Conservation area of Britford are 
myriad – there is no place-shaping priority which accounts for 
this either. Britford’s Conservation Area and SSI would be 
devastated. 

 

Taking in turn each of the significant weaknesses of the SA appraisal in 
respect of Site 6: 

i. Landscape Setting 

“Conserving the landscape setting of Salisbury, notably in terms of 
the city skyline and views to/from the Cathedral” (PSP iii) 

The NPPF requires that Planning policies and decisions should contribute 
to and enhance the natural and local environment by: a) protecting and 
enhancing valued landscapes, sites of biodiversity or geological value and 
soils (in a manner commensurate with their statutory status or identified 
quality in the development plan); (para 170) 

The Landscape setting is a critical and correct place shaping priority.(SB2) 
However, both in relation to the PSP and then in details of the concept 
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proposals, the site would be utterly diminished, making it inappropriate on 
which to build. (SB3) 

The approach to Salisbury along the Downton Road (A338) is the best 
example of any approach to the city. It shows perfectly how the landscape 
setting allows Salisbury to nestle in its famous and historically rare working 
water meadows.  

The eye is led over agricultural land, taking in the water meadows with an 
extended view of the city skyline along the length of Tilley’s field, and not 
just the of the Spire, but much of the Cathedral building as well. There is a 
reason that Salisbury was considered the best place in the country to live 
by the Sunday Times in 2019. And much of it has to do with its historical 
and pastoral setting which also attracts domestic and international visitors.  

The landscape setting of Salisbury and of Britford would not be 
conserved by these proposals, let alone enhanced. It would be 
irretrievably diminished. (SB3) 

 

Britford has rightly been adopted as a Conservation Area by Wiltshire 
Council in the document: ‘The Britford Conservation Area Appraisal and 
Managment Plan, adopted in 2014.’ 

Britford’s situation on the valley floor is unusual. Whereas most valley 
bottom villages across the chalk downlands are located on the gravel 
terrace just above the valley floor, the historic areas of Britford which dates 
from Saxon times are mostly positioned within the floodplain of the river. 
There is a fragile balance which has been struck over the centuries 
between building and flood resilience and this is essential to preserving 
the landscape here. 

The Britford Conservation Area Appraisal and Management Plan 
repeatedly mentions the landscape setting which Wiltshire Council have 
undertaken to protect: 

It is noteworthy that the landscape setting of Britford is the very first of the 
“special qualities …which the council intends to safeguard as an 
important part of the district’s heritage.” : 

“The attributes… include: the landscape setting of the area…the 
resultant spaces and enclosures, the views and vistas” (para 1.3) 

The landscape setting is of the first importance.  And in case this is 
disregarded, it is repeated: 

‘‘the character of a conservation area stems from: the landscape 
setting of the area” (para 4.2) 

We see a particular mix of rich elements in Britford which give it character 
and makes it a conservation area, but the first quality is again, the  

‘open rural setting’ (para 4.3) 
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“The farmland surrounding the settlement forms its setting…and is an 
essential feature...which defines the low density rural character of the 
settlement.” (para 12.2 “Contribution made by green spaces, trees, 
hedges and natural boundaries”)  

‘The high landscape quality within the Britford Conservation Area forms a 
wider setting to the city and the consuming backdrop to built form 
within the conservation area. Its character is separate from the city and 
it should not be considered part of the Salisbury City Conservation Area but 
should have its own identity and set of management tools.” (para16.) 
   

The “all important landscape setting to Britford”. (para16.2) is of the 
utmost historical and current significance.  

The watermeadows at Britford survive as one of the few working systems in 
the country. It is essential that the village can maintain its special character.  

“Britford has a high number of heritage assets and needs to be 
carefully monitored and managed to ensure its special quality is 
maintained. 

 

Britford Parish Council are making every effort in this submission to 
draw to the attention of elected Wiltshire Councillors that you have 
obligations to us all- not just the residents of Britford, but to the much 
wider community in Salisbury, in Wiltshire and in the future, to look 
after our heritage; these are obligations to which you agreed only 7 
years ago. 

 

Wiltshire Council propose that the impacts could be mitigated and concerns 
allayed by reducing the Landscape Setting to an unenforceable ‘rural 
buffer’ of plantation not much wider than the length of a bus to provide the 
dividing line between city and countryside. Careful efforts are made by the 
Parish Council to look after the village in tiny planning matters. Yet 
incredibly Wiltshire Council is seriously proposing that swathes of concrete, 
and 220 high density flats and houses should be built on the only field 
whose important landscape setting separates Britford from Salisbury 

 

This makes a nonsense of the Empowering Rural Communities 
consultation. It makes a nonsense of the Site Selection criteria and a 
nonsense of the draft Place Shaping Priorities. It makes effective visual 
separation of Salisbury from Britford quite impossible and would mean that 
the landscape setting of Britford, and to a most significant extent, that of 
Salisbury too, is nullified.  

These proposals do not ‘conserve’ or ‘enhance’ the landscape. 
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They ignore Place Shaping Priority (iii) 

 Britford and Salisbury would coalesce, enhancing neither 
settlement.   

 Britford would be subsumed into Salisbury. 

ii. Separation and Distinctiveness of Britford PSP (iv)  

“Maintaining separation and distinctiveness between Salisbury...and 
adjacent settlements, notably Ford, Laverstock, Britford, 
Netherhampton and Quidhampton.” (SB2, SB3) 

Separation and distinctiveness are critical priorities both individually and 
together and their maintenance for the villages is critical. The separation is 
to some degree a measure of distinctiveness, and both are the context to 
the breathtaking location and heritage of Salisbury, Britford and the other 
villages. (SB2) 

Wiltshire Council are required to pay special attention to preserving and 
enhancing the character and appearance of the Britford Conservation Area 
which will be directly affected by the housing proposals. 

Maintenance of Separation 

As noted by Wiltshire Council above in the Britford Conservation Area 
Appraisal and Management Plan 2014 

 the ‘separate character’ of the settlement is very important. (para 16); 

We recommend that physical separation through distance from key 
settlements is an additional element and should form part of the definition 
as a Place Shaping Priority. This can be achieved by leaving Site 6 as it is, 
or better by creating sustainable Nature Recovery zone/ carbon capture 
mitigation zone through careful planting, or even a Country park, to mitigate 
the effects of building on Sites 7 and 8, and to preserve views of the 
Cathedral. This is discussed further below. (SB2). 

-The present proposals for Site 6 include effective physical separation by a 
20m strip of plantation. This would be risible were it not a serious 
proposition, when 220 houses would dominate the ground.(SB3) 

- Effective visual separation is even more absurd when passing by bus or 
car. A single field does not seem so much to insist upon, to retain the 
integrity of two such different and ancient settlements. (SB3) 

Maintenance of Distinctiveness (SB2) 

Immediately adjacent to Tilley’s field (Site 6) is The Navigation. This is 
a watercourse that was designed to link Salisbury and Christchurch and to 
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‘give Salisbury the reputation of a port and be ranked with Bristol’ according 
to the Mayor and Corporation of the City in 1675.  

From the bridge over it, just yards from Tilley’s field, and in the 
Conservation area, there is a unique view of Salisbury enjoyed by the 
numerous runners and walkers who escape the city to enjoy the peaceful 
undisturbed setting that it is today. 

The distinctiveness of the river habitat is at significant risk of harm if houses 
are constructed on Site 6. The watercourse itself is a critical Blue Corridor, 
winding through Britford and connects to the Avon at both ends of the 
Conservation area and the SSSI of Britford Watermeadows. (SB3) 

During heavy rain there is always flash flooding at the eastern corner of 
Site 6, and polluted water tumbles down the lane from the A338 rushing 
into the Navigation and the ditches around the village. Increased surface 
water runoff and groundwater displacement is dealt with further on but is a 
notable concern here. (SB3) 

Elements of physical distinctiveness to Britford serve to separate it 
from Salisbury.  

The high number of listed buildings and their relationship with the water 
meadows. They are enumerated at length in the Conservation Appraisal 
above, but in summary: 

- The open rural setting 
- The loose but coherent groups of traditional domestic and 

farmbuildings, particularly those at the Bridge farm complex. 
- The generally wide, low profile of the built form 
- The variety of boundary walls and hedges in the full range of 

vernacular materials, creating continuity of frontage and privacy 
- The rich palette of vernacular building materials 
-  The informal nature of the lanes 
- The green spaces between the three main groups of buildings 
- The views to the Cathedral Spire. 

It would be devastating to build on Tilley’s field. (SB3). 

There can be few villages in the country which are enjoyed by the 
neighbouring City population as much as Britford. The existence and 
significance of a ‘cultural good’ is hard to define or measure- but it exists 
here in Britford. It exists in a personal resonance to the physical assets 
found here, which are part of our wider heritage. It is touched upon 
imperfectly by the terms ‘Heritage’, ‘Amenity Green Space’, and ‘Mental 
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wellbeing’. Important at any time1, these have been fully recognised as 
critical over the dreadful last year of the pandemic, - and in the way Britford 
has been sought out daily by increasing numbers of visitors and is valued 
for as a real lifeline for walking, meeting, running and cycling and angling.  

Britford is valued for its distinctiveness. To build housing on Tilley’s 
field would result in complete coalescence with Salisbury. It would 
irreparably damage this unique area and diminish both Salisbury and 
the village in the process. (SB3) 

3 Britford Submerged (SB 3 and SB4). 

iii)Third- The risks posed by groundwater and surface water flooding 
around the proposed site are huge. There is no place-shaping priority 
yet which adequately considers this, and we would recommend that 
one is created. A significant part of Tilley’s field and the surrounding 
village risks being submerged by displaced groundwater and 
increased surface water run-off if the site were to be built on.  

 
 See photos attached below at Appendix 2. 
These show  
-groundwater in February 2020 over the lower ¼ of Tilley’s field, and 
-surface water flooding to the Navigation in 2021, 
-the watermeadows flooded more than usual in 2019, and the village 
in 2014 after severe flooding. 
-It is worth noting that in a period of relatively light rainfall this winter, 
the Britford residents have had no less than 7 separate flood 
warnings/alerts via mobile phone. 
 

Stage 2 Sifting undertakes to assess the wider impacts of flood risk. It 
specifically notes that, ‘Flood risks from all sources are a planning 
consideration, this step will identify sites where development may 
increase risks outside the site itself’ (LP Site Selection Report para 30) 

To our knowledge such an assessment has not taken place. At best 
this is negligent or at worst, EA surveys have been wilfully ignored. 

Given the sensitivity of this particular site, it is astonishing that groundwater 
level records have not been consulted by this stage, and local information 
has not been sought by Wiltshire Council.  

We have not seen the results of any Environmental Survey regarding Site 
6. A Lidar survey of levels must be sought. We believe the nearest 
groundwater level survey site is the other side of the Avon, and not very 

 
1 International Journal of Public Health Landscape and well-being ;a scoping study on the health-promoting 
impact of outdoor environments. Andrea Abraham et al- see also Suffolk’s 2014 Annual Public Health Report 
pp.27-29 
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reliable. A proper ground survey must be undertaken to establish 
groundwater levels, which are famously difficult to map although local 
experience shows these are extremely high. 

Pictures attached above show that groundwater flooding is a regular 
occurrence throughout the winter months on Tilley’s field. The effect of 
proposed Swales and Basins to mitigate any building would in our view be 
negligible as they would simply displace the high ground water levels.  

The assessments at Stage 3 and 4 lack information crucial to any 
proper decision making. Britford cannot hold any more water. We 
recommend that a full ground survey and flood risk assessment for 
the surrounding area is carried out and that the SHELAA table and SA 
RAG assessment is altered to reflect this. (SB3, SB4) 

 

iv) Lastly, but by no means least- the ecological considerations for 
the adjacent Navigation, the SSSI and Conservation area of Britford 
are myriad – there is no place-shaping priority which accounts for this 
either.  

To have conceived of place shaping priorities for Salisbury which do not 
mention the flood risks and the fragile ecology around the City is a grave 
omission. It is internationally recognised that the Britford watermeadows 
are a SSSI, and one of the most spectacular last remaining working water 
meadows in Europe. The watermeadows are essential to Salisbury, they 
are essential to flood resilience, and they are an ecological resource and 
treasure and must feature in the PSPs. (SB2, SB3) 

Site 6 is essential for absorbing normal rainfall and surface water runoff. 
There is good anecdotal evidence that ever since the Park and Ride and 
the houses at Rowbarrow were built this has increased. The donkey field at 
the bottom of the road next to Bridge farm and the bridge is noticeably 
affected by this every time it rains.  Recent ploughing showed just how wet 
Site 6 is, it was a complete mudbath.  

Site 7 and Site 6 are therefore intimately connected. We are at Stage 4, 
and again, given the fragile ecology and distinctiveness of this site 
adjacent to the SSSI it is no less than negligent that in relation to Site 
6 there has been no Environmental Impact Survey or Habitats 
regulation assessment. BPC recommend that such surveys are 
commissioned at once. The sensitivity of the area means this should 
have happened first. 

 

The impact on the fragile eco system within the Navigation channel and 
hence to the River Avon from the building of 220 houses would be very 
serious.  
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Runoff water from hardstanding will pollute the river, the flood channels 
within the water meadows, and the old River Avon. It has the potential to 
kill all insects and invertebrates which provide food for the fish and birds 
which need them to survive. There is a Conservation area and SSSI here 
for good reason! The Navigation and Britford water meadows have a wide 
variety of wildlife, including Egrets, Herons, Barnowls and  Otters 
Watervoles, Kingfishers, Red Kites, Snipe, Great Crested Newts, Buzzards 
and Spawning Salmon on the reeds and gravel beds of the river and its 
streams.  

The Avon Roach project which has had incredible success intends to use 
this stretch of water to introduce more Roach to the river, which are almost 
extinct in certain parts of this waterway. 

We are already in a Nitrate Vulnerable Zone and a Drinking Water 
Protected Area. The high groundwater levels which are noted above would 
cause real problems and if mitigating factors such as swales or basins were 
to be introduced it would be very complex to assess how effective these 
could be in such an environment.  

The potential collateral damage could be permanent. 

 

SB3, SB4 Site 7 

Britford Parish Council recognises that there is a requirement for housing in 
Wiltshire and would accept that some of Site 7 could be used in this way. 

The green spaces at the limits of the Salisbury settlement boundary are 
intertwined with its landscape setting as we have seen in relation to Site 6. 
However, given that the majority of Site 7 is shielded from views from 
across the floodplain Beech woodland along the Downton Road, we would 
accept that the landscape setting of Salisbury would not be diminished by 
housing here.  

The impact on the separation and distinctiveness of Britford would be less 
than on Site 6, although there is an increased risk of light pollution which 
would currently squeeze the water meadows between new bright lights 
from The Range, McDonalds, Wessex Water and others and the Park and 
Ride Lights along the Downton Road opposite. 

There would be increased traffic which would have some significant impact. 
An investigation as to whether this could be offset by the imaginative use of 
the Park and Ride for residents of this area might usefully be done. It is 
possible that residents of Site 7 would use the more frequent buses from 
the Park and Ride, if not leave their vehicles there. Experience shows that 
surface water run off would be increased by more building and more traffic 
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which would need to be mitigated in some way on Site 6. BPC 
recommends that Wiltshire Council create a sustainable remedy on Site 6 
which must absorb the impact of any development above it. 

There is a sizeable stretch of land along the boundary of the hospital which 
was suggested as a site for a country park which would warrant 
investigation for use instead for housing. Development could happen here 
without affecting another settlement. It is at no risk of flooding,and would be 
welcomed by the hospital.  The land suggested for custom build housing 
could be retained on Site 7 or perhaps moved towards Site 8 where more 
imaginative designs will be needed to fit with the landscape. Houses here 
would fit with the pattern of growth around the hospital complex and would  

SB3 Site 8 

The western section of Site 8 (SHELAA Ref 3421, Land adjacent to 
A354, S of Harnham  

The RAG analysis at Stage 4 gives the PSP Landscape setting a red 
classification despite having been advised that the developable area 
of the Site 8 should simply be reduced to the western portion.  

So in fact only half the site merits this classification. 

This suggests reasons which are limited by an unwillingness to resolve 
them rather than ones that genuinely limit potential of the site.  

The western portion which makes up fully half the site is within the Britford 
Parish Boundary. It is at some considerable distance from the Woodbury 
Fort area, and much further away from the Woodbury Ancient Villages 
complex than the proposed houses are from that area on Site 7.  

BPC would not support development on the ridgeline as viewed from the 
AONB and which could potentially affect the city setting, and yet no 
mitigating factors are considered, or a reduction in the number or type of 
dwellings. 

We recommend that 

-the rankings of the western portion of Site 8 are reviewed and 
mitigating features considered. It has a number of significant 
strengths, namely it is not likely to flood or cause flooding, and it is 
well connected. There are none of the complex heritage and 
biodiversity issues which beset Site 6 and even Site 7. No other 
nearby settlements would be involved and its proximity to the 
hospital means that there is a real opportunity to yield a range of 
affordable housing. 
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-if Site 8 were sensibly grouped with Site 7 and Site 6 then a more 
meaningful range of infrastructure and amenity could be created. This 
could have multiple advantages which are discussed below. 

Course of Action 1 

Summary and Recommendations: 

In summary,  

Since there is a presumption in favour of sustainable development, (para 
11 NPPF), and; 

It is recognised that existing local spaces should not be built on unless loss 
resulting from the proposed development would be replaced by equivalent 
or better provision in terms of quantity and quality in a suitable location, or 
the development is for alternative recreational provision the benefits of 
which clearly outweigh the loss or the current use 

Britford Parish Council recommend that: 

- Some of the housing proposed for Site 6, be taken by Sites 7 and 8 

- Site 6, 7 and 8 are grouped as one parcel for development purposes.  

-No housing is built on Site 6. 

- CIL funding from limited high-density development and self-build sites on 
Site 7 and Site 8 be used to offset the environmental impact of those 
homes on Site 6 

- Site 6 is used to create a Nature Recover Zone, a Nature Reserve, a 
Wetland education centre, or a Country Park -Site 6 replaces the effective 
loss of greenfield sites on Site 7 and 8, and simultaneously creates a 
recreational amenity the benefits of which will vastly outweigh the current 
use.  

- Site 6 would be located suitably for a Nature Recovery Zone of some sort 
as there is no such amenity in East Harnham. This would have easy 
access for the local ageing population along Britford lane and in Harnham. 
It would also provide an amenity availability to the wider “15 minute 
neighbourhood” community either on foot from the centre of the City, or 
from the area around the hospital which is 5-10 minutes walk down a 
footpath.  

-Additional tree planting sensitive to the Cathedral views takes place to 
promote flood resilience and strip out phosphates. It would enhance the 
Green Corridor using the whole of Site 6 to connect to the Blue corridor 
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beneath, which would promote a Biodiversity net gain due to its proximity to 
the Conservation Area and SSSI area below. It would recognise that 
neighbouring sites need flood resilience measures. 

-The location of the Self and Custom Build sites is moved to Site 8. 

- The mitigation measures used would promote carbon capture as climate 
change measures will be required from any development on Sites 7 and 8. 
This would enable Salisbury to become a flagship sustainable community. 

-The landscape at Site 6 is used to create further separation and 
distinctiveness from Britford while for SCATTER purposes woodland 
planting would also improve Wiltshire’s tree cover. 

- thirsty trees, planted in such a way that the Cathedral Spire view is 
disrupted as little as possible, would also show a credible decarbonisation 
pathway, and would be a demonstration of a proactive strategy to mitigate 
carbon emissions.   

 

Course of Action 2 

 

SB1 Growth(SB1) Scale of Growth 

The Emerging Spatial Strategy states that: 

“The brownfield targets set out in the Local Plan will be the basis for 
housing requirements for designated neighbourhood areas at main 
settlements. Once adopted, these figures should not need retesting at the 
neighbourhood plan examination, unless there has been a significant 
change in circumstances that affects the requirement.” 

 

The Local Plan Review was necessarily developed in a Pre-Covid era. 
The significant change in circumstances in the last 12 months means 
that the requirement targets must be retested at this point.  

We all know that shopping behaviours, fitness habits and trends in remote 
working have accelerated far faster than anticipated  fundamentally changed 
how we live. These trends are likely to endure2  

 

-If this does not constitute a significant change in circumstances, then what 
would? The city centre has been decimated, shops are empty, and whole 
buildings silent.  

-It would be reasonable to reassess options for additional brownfield 
development now. BPC is unable to see what ‘exceptional circumstances’ 

 
2 McKinsey and Company 2020; and’ How Covid 19 is transforming consumer behaviour’ 

SwissReInstitute 10Dec 2020. 
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(National Planning Policy Framework paragraph 133) might warrant use of the 
only field which separates the Conservation area of Britford from Salisbury 
(Site 6) to provide high density housing when there are viable alternatives. 
Policy consideration must be given to switching focus from greenfield to 
brownfield sites immediately, not at the next review of the LPR. 

 The LPR sets out a requirement for 410 brownfield dwellings to 2031 and a 
‘residual requirement’ of 940 dwellings by 2036. The LPR acknowledges that 
success in brownfield delivery may diminish the requirement for greenfield 
sites in future Local Plan Reviews, but only in future reviews. 

-Wiltshire Council is strongly urged to select sites for inclusion in Part 2 
of the Brownfield Register. None have yet been registered. It is a 
requirement to review this at least annually. 

- BPC would urge Wiltshire Council to bid for the £100m Brownfield Land 
Release fund launched in Jan2021 to support brownfield development, and 
custom and self-build housing following the housing formula announced in the 
Dec 2020 Spending Review. 

-A bid for these funds would allow a pause and reasonable 
reassessment of aspects of the LPR brownfield targets 

 

The recent (Post Covid) recommendations of the Wiltshire Council 
Environment Select Committee in their Global Warming and Climate 
Emergency Task Group 13 Jan 2001 include: 

 ‘Promote the delivery of new homes on brownfield sites wherever possible, 
including innovating to achieve higher densities on such sites so as to avoid 
the permanent loss of agricultural land and associated carbon emissions.’  

This would be in line with the Committee for Climate Change 2020 Progress 
Report to Parliament urging government to support a national plan to renovate 
buildings and construct new housing to high energy standards. 

This would support new and enduring trends for life and work. It would reduce 
the need to travel by private car, lower carbon emissions and reduce the 
absurd number of huge lorries travelling right into the city to Churchfields.   

Effective planning policy here, in collaboration with the local community would 
promote both the ‘15-minute neighbourhood’, and ‘stronger communities’, truly 
support city-centre patronage and enhance the Visitor Economy. 

This is the opportunity for Wiltshire Council to make robust and 
proactive use of new brownfield sites in the City centre as well as to 
renew their intentions for housing and employment in the Churchfields 
area of Salisbury next to the railway station. 

 

Speed of Growth 

BPC acknowledges that there is a government requirement for new housing.  
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It urges Wiltshire Council to reconsider their target of 46,000 new dwellings. 
The Government requirement is for 41,000 in Wiltshire not 46,000: given the 
significant change in circumstances noted above, it would be reasonable to 
reconsider the allocation of this figure in and around Salisbury, while new 
brownfield sites are identified and given time to progress to planning. 

BPC is furthermore immensely concerned that the rapid rate of growth will 
have overwhelming and unintended impacts on 

-the landscape setting of Britford and Salisbury 

-the separation and distinctiveness of Britford given its status as an adopted 
Conservation area since 2014 

- very high groundwater levels, known well to those living in Britford 

-quantities of surface water run-off to the SSI adjacent to Site 6 

-traffic from 864 new houses which have already had planning permission 
granted in West Harnham on the Netherhampton road, (c. 1 mile up river) 
including 100 on a flood 1 zone, and a further 100 above the village of Britford 
at Rowbarrow. 

Salisbury is in a floodplain. There is an immensely fragile balance to strike 
between building and flood damage. Until the planned new houses have been 
built and lived in, until their effects on groundwater, surface water run off to the 
adjacent SSSI, the Conservation Area and to Britford itself have been 
evaluated, until the effects on the landscape setting, the separation and 
distinctiveness of Salisbury from Britford, from as yet unplanned traffic 
infrastructure on the Harnham gyratory have all been assessed, it would be 
unreasonable to consent to further housing on ‘Tilley’s field’ (Site 6) as long as 
there are viable alternatives to be sought out. 

 

Recommendation: 

 

-Britford Parish Council urge Wiltshire Council to use the exceptional 
circumstances caused by the pandemic as an opportunity to pause and re-
evaluate its spatial strategy. 

 It must use the Growth Strategy to properly apply policy. It would be wholly 
unreasonable to ignore the effects of the pandemic. This will enable true 
prioritisation of building on brownfield sites. It is insufficient to say, ‘as far as 
possible’. Brownfield sites can and should be a bigger feature of the growth 
plans.  

-Our point is that Wiltshire Council have got the will, the expertise and 
knowledge to implement this, and there is the political will at Government level 
to assist. Now is the moment to put this into effect, to respond to the 
significant changes we have experienced and get ahead of the curve for 
planning and development needs. Or further risk the progressive decline of 
Salisbury. 
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Appendix 1 to letter from Britford Parish Council.  

 

We have submitted that Site 6 is the wrong site for development, but that by 
grouping sites 6,7 and 8, there may be an outcome which would work. Our 
preferred course of action is also submitted; we suggest why the answer to 
the question on Growth actually creates an immediate course of action which 
looks to the long term.  We have created an Appendix with the specific 
answers to the questions asked in the LPR.  These must not be read in 
isolation and  need to be read in light of the submissions above.  

 

SB1.  Appendix 1 Growth- What do you think to this scale of growth? 
Should there be a brownfield target? Should they be higher or lower? 

Please see Course of Action 2, above. In essence our recommendations are: 

-The Local Plan Review was necessarily developed in a Pre-Covid era. The 
significant change in circumstances in the last 12 months means that the 
requirement targets must be retested at this point.  

-Wiltshire Council is strongly urged to select sites for inclusion in Part 2 of the 
Brownfield Register. None have yet been registered. It is a requirement to 
review this at least annually. 

- BPC would urge Wiltshire Council to bid for the £100m Brownfield Land 
Release fund launched in Jan2021 

 

SB2. Appendix 2 Place Shaping Priorities- Are these the right 

priorities? What priorities may be missing? How might these place 
shaping priorities be achieved? 

The Place Shaping Priorities (PSPs) have many excellent qualities but are 
insufficiently aligned to essential wider requirements and to specific local 
requirements. 

The PSPs must be viewed more explicitly in the light of increasingly wet 
weather, high groundwater levels, increased surface-water run-off, flood 
risks and achieving carbon reduction, or these will get forgotten as the 
PSPs are reviewed. 

Given that Salisbury is a Principal Settlement, The Salisbury Vision and draft 
Neighbourhood plan priorities should be reflected in these place shaping 
priorities which are reviewed below: 
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i.Delivering opportunity sites, including The Maltings and the Railway 
Station, to ensure long-term city centre resilience  

BPC would support this but request that there is a joined-up approach through 
collaboration with SCC and the local village councils. Flood resilience 
measures planned must be considered in the round- -and any spreading of 
the flood risk further downstream be taken into account.  

  

ii. Realising Salisbury Central Area Framework measures to maximise 
the visitor economy and secure the place as a cultural destination  

A consideration of the pandemic effect on retail and tourism must become part 
of this definition. More detail is needed here on sustainable development 
within the centre, to reduce or mitigate the carbon footprint, and a recognition 
that some historic buildings will be unable to meet all the requirements, so that 
provision for offsetting carbon output must be created.  

  

iii.Conserving the landscape setting of Salisbury, notably in terms of the 
city skyline and views to / from the cathedral and Old Sarum  

This is an important PSP. However, the water meadows must be specifically 
mentioned. The landscape and historical setting are separate but interlinked 
and this must be acknowledged. Acknowledgement of the Landscape setting 
as a place to increase health and wellbeing is a factor which is currently 
missing and could be helpfully added. 

  

iv. Maintaining separation and distinctiveness between Salisbury and 
Wilton, and between Salisbury and adjacent settlements, notably 
Ford, Laverstock, Britford, Netherhampton and Quidhampton 

It is unhelpful to bundle all these villages together. They are each affected 
differently by the Salisbury settlement boundaries. 

Separation and Distinctiveness are dealt with in far more detail in our letter 
above but suffice to say that there is a conflict here. In basic terms the green 
space makes Salisbury attractive, and the separation of Britford from 
Salisbury enhances both settlements. It is unclear whether Britford is subject 
to the PSPs, or whether they are only for the benefit of Salisbury itself. 

Britford is being asked to comment on greenfield allocations within its Parish 
on Sites 6, 7 and 8. Yet there/are no enforceable rural buffers. Could the 
Councillors find some remedy to this?  

v. Expanding affordable housing provision, notably for education and 
healthcare personnel  

The expanding of affordable housing provision, notably for education and 
healthcare personnel is welcomed as a PSP. Key workers of all types should 

become part of this definition. It is presumably in line with the HEATS project 
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at the hospital although proper inclusion of that project in the LPR so that 
any schemes could be properly integrated would be useful.  

 

vi. Identifying suitable locations in the area to facilitate around 5ha of 
business growth that responds to needs  

As discussed in the answer to SB1 Growth- the pandemic has changed the 
whole landscape of business and retail. It is unclear how the figure of 5ha is 
arrived at but it is recommended that a review of business growth takes place 
as this may change significantly. 

 

vii. Improving Churchfields such that it integrates better within the city, 
particularly for non-vehicular access, and presents a more accessible 
and attractive location to a greater diversity of businesses  

BPC does not agree that Churchfields should be used for further business 
growth. The traffic intensity from the recycling site and heavy lorries there and 
to other businesses are widely considered to make this site totally 
inappropriate for heavy trade due to air quality, and has an adverse impact on 
pedestrians, residents and tourists around the Railway station. It is unclear 
why Wiltshire Council have changed their perspectives on this site, or why 
they are not considering using the sites which they do own (The Waste 
Recycling Centre among others) for brownfield residential development, in line 
with their goals. This PSP would be helpfully changed, so that the priority to 
make it an attractive location for more businesses is deleted and changed 
back to an encouragement for further residential development. 

Churchfields would be inestimably improved at a stroke if the Waste and 
Recycling Centre were moved. 

 

viii. Facilitating the regeneration of the District Hospital site to underpin 
its key role in the community and as a University-level skills provider for 
Salisbury  

This is an important PSP. BPC would recommend that infrastructure planning 
notably of sewage disposal from that site and the surrounding area can be 
properly be provided for in the current LPR. 

 

ix. Providing infrastructure to improve air quality, flood resilience and 
connectivity 

Salisbury’s situation on flood plain is not explicitly dealt with. 

The fragile balance of groundwater, biodiversity and building demands in 
Salisbury mean that PSP ix is insufficient. It aims to ‘provide infrastructure 
to improve air quality, flood resilience and connectivity’ without providing 
specific measures or targets. We would want numbers for electric charging 
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points, assessments of groundwater levels, and regular habitat 
assessments on the water meadows and SSSI areas.  

The sustainability impact on the areas downstream of flood resilient 
infrastructure must be evaluated as opportunity sites are developed within 
the city, and close collaboration with local parish councils will help 
determine whether flood resilient measures are sufficient or not. This is a 
critical local issue and needs to be worked into the PSPs. 

The Recycling centre is key infrastructure and this has long needed to be 
moved to a site which is more appropriate. A PSP to address this would be 
helpful. 

 

SB4. What are the most important aspects to consider if these sites are 
going to be built on?  

 

Please see comments in our letter and the formal report by Britford Parish 
Council which assesses the Concept plans. 

  

SB5. How can these concept plans be improved? 

Please see comments in our letter on Site 6, 7 and 8; and in the formal 
submission by the BPC 

 

SB6. Do you agree with the range of uses proposed? Which other uses 
should be considered? 

  

Please see letter and discussion of Site 6 in reply to SB3 

SB7. Do you agree with the location of the proposed uses? What should 
be located where and why? 

 

 Please see letter and discussion of Sites 6, 7 and 8 in reply to SB3 

 

SB8. Do you agree with the proposed locations for self-build and 
custom-build housing? Would you prefer alternative locations? 

 

Please see letter and discussion of Sites 8 or brownfield sites as alternatives 
to the sites recommended at Site 7. 

  
SB9. Is there any other issues or infrastructure requirements that should 
be identified?  
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The pavement which serves as a cycle route much of the way along the 
Downton road between the City centre and Britford stops at Longford primary 
school. In places it is wide enough, but in others, outside the houses as you 
leave the City is it very narrow and uneven. It cannot accommodate cyclists 
and pedestrians. There is space to improve it, and especially so where it re 
starts between Britford and Nunton where it is exceptionally dangerous for an 
adult to cycle as the lorries rush past, but even more so if accompanied by 
children. A small investment to improve it and to make it wider would be both 

sustainable and a very useful route between Salisbury and Downton.   

 

Appendix 3 Photos of Britford- see attached pages, over leaf. 

 

 

 

 

 

End. 
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Fig 1: LEFT High groundwater 
levels. The north side of 
Tilley’s field (Site 6) from the 
bridleway heading towards 
Britford February 2020 
 
 

Fig 2: BELOW High ground 
water levels. The north side of 
Tilley’s field looking south up 
to the beech tree ridge at the 
edge of Site 7. The insertion of 
Swales and basins would just 
displace ground water.  
February 2020 
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Fig 3: ABOVE The north side of 
Tilley’s field (Site 6) from the 
bridleway heading towards 
Salisbury and looking upwards 
towards East Harnham and 
Rowbarrow above. The field is 
often sodden and crucial for 
mopping up runoff water.  It is 
essential to the wider 
landscape from this 
perspective alone.  February 
2020 
 
Fig 4: RIGHT Groundwater in 
the middle of Britford  
February 2021 
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Fig 5: ABOVE ‘Donkey’s field’ seen from the bridge over the Navigation, 
looking east to Salisbury. The Navigation is regularly flooded by the surface 
water runoff from the flash flooding which occurs on the road at the north 
east corner of Tilley’s field (Site 6). The drains directly into the Navigation 
.February 2021 with inevitable consequences for biodiversity. 
 
Tilley’s field is in the top left of this picture, with the bridleway to its 
immediate right. If housing is built on Site 6 the surface water run off will 
be increased, as there would be insufficient area for it to drain, even with 
some mitigation measures. The water would flow down directly into the 
Navigation. 
 
 
 
RIGHT Groundwater in the middle of Britford  February 2021 
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FIG 6: LEFT The 2014 
flooding of Britford 
was severe. This is 
Lower Road, the 
other side of the 
bridge over the 
Navigation, at the 
Bridge Farm end of 
the village, and 
looking east to St 
Peter’s Church in the 
distance. 2014 
 
Fig 7: BELOW Tilley’s 
field is at the far end 
of this lane, which is 
Lower Road. 2014 
. 



25 
Britford Parish Council Letter to Wiltshire Spatial Planning Local Plan Review 2021 

 
 
 
 

 

 
Fig 8: ABOVE Groundwater flooding in Britford in 2014 where levels forced 
the road up. This is Lower Road as approached from the village green. 2014 
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X YES 

I wish to be notified of any future updates relating  

to the Local Plan Review:                       YES: 

  

  

Clicking yes will add you to the planning policy contact database. This will 
mean you are kept informed of any future planning policy updates and 
consultations.  

  

Further information on how the Spatial Planning Department treats your 
personally identifiable information can be found by reading the privacy notice 
available via the link below:  

  

https://www.wiltshire.gov.uk/planning-privacy-notice   

  

Here you will also find information about how and why your data may be 
processed and your rights under the Data Subject Information Notice section 
further down the page. 

 

 

 

 

 

https://www.wiltshire.gov.uk/planning-privacy-notice
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Signature: Date: 8 March 2021 

  

  

  

Thank you for completing this form. 

  

Data Protection  

  

Wiltshire Council has a duty to protect personal information and will process 
personal data in accordance with Data Protection legislation. The personal 
data you provide on this form will only be used for the purpose of the Wiltshire 
Development Framework. It may also be used for the prevention or detection 
of fraud or crime and in an anonymised form for statistical purposes. The data 
will be stored on computer and/or manual files. You have a right to a copy of 
your information held by any organisation, with some exemptions. To gain 
access to your personal data held by Wiltshire Council or if you have any Data 
Protection concerns please contact Wiltshire Council’s Data Protection Officer 
on 01225 713000 (switchboard) or e-mail to dataprotection@wiltshire.gov.uk .” 
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