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1.0 Introduction
1.1 Introduction

This site delivery statement has been prepared to assist the preparation of 
the Wiltshire Local Plan. This document aims to demonstrate that the 
Salisbury Road, Downton site represents a sustainable and deliverable 
contribution towards meeting the future housing needs of Salisbury and 
the wider Wiltshire area.

1.2 Purpose

The primary purpose of this document as stated is to show that there are 
no major viability, physical or insurmountable policy constraints 
associated with the Downton Road site. The site is a deliverable housing 
opportunity that can be brought forward in the short term (i.e. within 5 
years).

This document provides an assessment of the site’s context, in both 
physical and policy terms.  It also initiates the site design process through 
appraising factors and opportunities that are relevant to the site, including 
heritage, landscape, access and ecology.  

A draft masterplan is set out, demonstrating how the layout has 
responded to  the site’s opportunities and constraints.

This Document highlights that the site is highly sustainable, with good 
access to existing services. Based on the information in this document it is 
recommended that the site is allocated within the emerging Local Plan.

Image 1 (above): Site Location
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2.0 Site Context
2.1 Site Location

The site is located to the West of Salisbury Road (A338) on the 
northern edge of Downton within Salisbury.  Salisbury is one of the 
oldest settlements in the country and is the only City within the 
County of Wiltshire. The Site adjoins the Charles Church Bishop’s 
Mead site, and the ‘Scott’s House’ Development to north. The site is 
well related to existing housing and the Downton settlement 
boundary. This is a small-scale site (2.7 ha/ 6.7 acres) which is 
commensurate with site of settlement. 

2.2 Local Context

Downton is designated as ‘Service Centre’ in Wiltshire Core Strategy 
and suitable for limited housing growth. The site falls adjoins the 
settlement boundary and there are no major site constraints to note. 

To the east (adjacent) the site is close to the business park on 
Salisbury Road and the major employment and retail centre of 
Salisbury. There is a frequent bus services route along to Salisbury 
Road providing sustainable transport links to larger settlements.

South of the site, is a Charles Church development which provides 
access to the main road. The new builds lie on Batchelor Way and 
Bundy Grove. Further south are more residential areas, and Breamore 
Road, which provides a direct link into the City Centre. As shown on 
Figure 2 above, to the north of the site is the Scott’s House 
development which will provide 17 new homes.

Image 3: Site Context

Image 2: Site Context
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2.3 National Planning Policy Context

The National Planning Policy Framework (NPPF) published in February 
2019 is a key consideration in the determination of planning applications 
and formulation of Development Plans, including Neighbourhood Plans. It 
forms an integral part of the Government’s objective to make the planning 
system less complex and more accessible, to protect the environment and 
to provide a more streamlined mechanism that delivers its pro-growth 
strategy and ambition to significantly increase house building. A brief 
summary of some of the NPPF’s key messages as relevant to the Downton 
Road site is set out below.

As set out in Paragraph 11 of the NPPF (extract opposite), sustainable 
development is central to both decision-taking and plan-making, including 
Neighbourhood Plans. In order to achieve sustainable development three 
objectives should be pursued: economic, social and environmental. 

With regards to Neighbourhood Planning, the NPPF provides communities 
with the opportunity to shape, direct and help to deliver sustainable 
development by influencing local planning decisions as part of the 
statutory development plan. However, Neighbourhood Plans should 
compliment Local Plans and not be used to prevent development or 
frustrate the strategic planning policies of an area (Paragraph 29).

Planning Practice Guidance (PPG), provides additional detail  to the policies 
of the NPPF, providing extensive guidance in relation to Neighbourhood 
Planning.  As confirmed in the PPG, Neighbourhood Plan Groups are not 
required to allocate land for development. However, if Neighbourhood Plan 
Groups opt to do so there are a number of benefits, including providing 
additional planning protections from speculative planning applications (see 
NPPF paragraph 14), and providing residents with the opportunity to shape 
development and influence change where they live.  

Images 4 & 5: NPPF and Paragraph 11 extract
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2.4 Local Planning Policy Context

Wiltshire Core Strategy

The Wiltshire Core Strategy was formally adopted in January 2015.  It 
rightly acknowledges the need for new homes as one of the 6 main 
challenges facing the County: 

“There is a challenge to plan for sufficient new homes to be delivered in 
Wiltshire to address housing requirements. Providing decent and 
affordable homes to complement the economic growth being promoted 
is a key challenge to improving the self-containment and resilience of 
Wiltshire’s communities. These new homes will need to be delivered at 
appropriate sustainable locations and must be supported by necessary 
improvements to infrastructure. Within a predominantly rural area, 
with a limited amount of previously developed land for redevelopment, 
the identification of the strategic growth sites to ensure an adequate 
supply of new homes is also a challenge.”  (Wiltshire Core Strategy)

The wording stresses the importance of providing homes in 
sustainable locations, and the challenge of identifying deliverable 
strategic sites to ensure a suitable supply is maintained.

The Spatial Strategy within the Plan makes provision for around 
27,500 jobs and 42,000 new homes between 2006 and 2026.  There is 
a focus here on self-containment and not exacerbating commuting 
issues.  Sustainable Development is rightly promoted as a key part of 
the Strategy. The Settlement Strategy (Core Policy 1) sets out an 
overarching hierarchy of settlements based on their level of facilities 
and the role they play in the District. Downton is described in the 
Core Strategy as a local service centre. Meaning Downton will provide 
for modest levels of development in order to safeguard their role and 
to deliver affordable housing. Downton is close to Salisbury, which is 
identified as a “Principal Settlement” (tier 1 settlement), in the 
hierarchy and is easily access from the site. 

Image 7 shows the Wiltshire Policy map for Downton. This image 
highlights that the site is not restricted by any major policies. 

Image 6: Wiltshire Core 
Strategy

Image 7:  Extract from Policies Map



7

2.5 Local Planning Policy Context Cont

Southern Wiltshire Area Strategy

The Core Strategy sets out a particular strategy for Southern 
Wiltshire .  The strategy acknowledges that Downton functions as a 
Local Service Centres for the south east corner of Wiltshire.  Salisbury 
provides the main employment, retail, leisure and cultural centre for 
the area. The area also has good A-road connectivity to the south 
coast, and so the influence of larger centres such as Bournemouth 
and Southampton is also strong, especially for employment and 
retailing. Due to the highly constrained nature of Salisbury, it is 
inevitable that a significant proportion of the growth required to 
meet its long-term needs will be located on greenfield sites on the 
edge of the city. Because the administrative boundaries are drawn 
tightly around the city, this will result in growth in several 
neighbouring parishes.

The strategy for the Southern Wiltshire Community Area is to provide 
for balanced growth of both housing and employment to deliver 
sustainable communities and help address the shortfall in affordable 
housing. The strategy will respond to the Community Area’s location 
(in full or part) within a nationally designated landscape. It will deliver, 
within the overall objective of conserving the designated landscapes, 
a modest and sustainable level of development. In response to this 
challenge, Downton will continue to be the focus of appropriate 
levels of managed growth. It will have a choice of transport and 
provide a good range of services, and good levels of employment. 

Housing Site Allocations Plan: Adopted Feb 2020

The document allocates new housing site where housing needs in 
specific areas were not being met through the Core Strategy. The 
background documents (see table adjacent) showed that there was a 
remaining requirement for 122 dwellings for Downton. 

Image 8: Downton Village

Image 9: Extracts from the Wiltshire Housing Site Allocations Plan
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2.6 Local Planning Policy Context Cont.

Image 10: Extract from  the Rural Communities Housing Requirements

Downton Neighbourhood Plan

The Vision for Downton, is to encourage the village to evolve and thrive as a 
vibrant and attractive area and for all the communities of the parish to retain 
their unique and distinctive characters. The Neighbourhood Plan aims to 
meet the diverse and growing needs of existing and future residents and to 
provide a high quality infrastructure and environment in which to live and 
work.

The objectives are: 

• To deliver a housing growth strategy tailored to the needs and context of 
the Neighbourhood Plan. 

• To encourage sustainable, small scale developments over large scale mass 
housing. 

• To improve and sustain high quality local facilities for existing and new 
residents. 

• To strengthen and support local economic activity. 
• To seek ongoing improvements to transport, walking, cycling, drainage 

and digital connectivity. 
• To prioritise local distinctiveness in every aspect of change and growth. 
• To maintain historical sites and traditional built environment.
• To protect green spaces.

Emerging Local Plan

The timetable for production of the new Local Plan, as set out in the Local 
Development Scheme (March 2020), is summarised below:

• August -September 2020: Informal engagement on scope and emerging 
strategy (Regulation 18)

• August - September 2021: Pre-submission consultation (Regulation 19) 
• May – June 2022: Submission
• February – March 2023: Adoption

Rural Communities  

The Council has published an Empowering Rural Communities report which 
sets out the number of new homes to be delivered in ‘Local Service Centres’, 
‘Large Villages’ and ‘Elsewhere’ (i.e. those settlement outside of the tier one 
and two ‘main settlements’). The housing requirements table shown in image 
10 highlights that Downton has the ‘Baseline indicative housing requirement 
2016-2036’ of 235 dwellings. There is a clear need for housing in this area, and 
as set out in the Statement, the Salisbury Road, Donwton site is available to 
meet this need.
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3.0 Site Assessment

3.1 Key Site Features

The site adjoins the northern edge of Downton.  It comprises mostly 
managed agricultural land.  The boundaries to the south and east are 
managed hedges and shrubs. Alongside Salisbury Road, which forms the 
eastern boundary if the site, the vegetation is more mature being 
interspersed with trees.

3.2 Surrounding Land Uses & Facilities

The surrounding area can be classed as a mixture of residential and rural, as 
the site marks the transition between the urban area to countryside. The 
site is well related to existing housing and the Downton settlement 
boundary on three sides. The land to the east comprises a significant 
business park. To the north and south of the site adjoins the ‘Scott’s House’ 
and Charles Church Bishop’s Mead residential developments, respectively. 
The major employment and retail centre of Salisbury is located c. 10km to 
the north. To the south east, beyond the business park, there is a school, a 
church and various convenience stores. Further east of the site lies the 
River Avon. Most services and facilities in Downton are within 800m of the 
site.

Image 11:Site Context

Image 12 :Surrounding Facilities
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3.3 Accessibility Assessment

The preferred access to the site is via Batchelor Way. A connection at 
this point would maintain the existing direct route towards Downton 
facilities for pedestrians and cyclists.

The access appraisal includes a review of pedestrian and cyclist 
routes, which would link the site with key facilities and destinations 
within the neighbouring areas. The provision of suitable pedestrian 
and cyclist links between the site and key facilities within Downton 
are essential as part of any residential development of the site. The 
document also includes a review of existing bus services and facilities, 
which would provide future residents with options to travel further 
afield.

A copy of the Accessibility Assessment is available on request.  

Image 13: Views of Batchelor Way

Image 14: A338 The Headlands / B3080 The Borough
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3.4 Ecology (INTERIM ECOLOGICAL ASSESSMENT)

The main findings of the Interim Ecological Assessment are: 

• The River Avon SAC and New Forest SPA/SAC and Ramsar site are within the 
site’s Zone of Influence. Mitigation measures in respect of increase in 
phosphate discharge into the River Avon SAC and increased recreational 
pressure on the New Forest designated sites will require consideration as part 
of the scheme. 

• The habitats within the site comprise common and widespread species with 
the hedgerows and mature trees being the features of relatively greater value. 
The site has been assessed as having suitability to support roosting bats, 
breeding birds, stag beetle and west European hedgehog. 

• Survey work undertaken to date has identified an assemblage of foraging and 
commuting bats of local importance, including records of both greater 
horseshoe and barbastelle. Reptiles have also been confirmed as likely absent 
from the site. 

• Recommendations have been made for further survey work in order to 
determine the presence/absence of roosting bats and further update the 
assessment in relation to foraging and commuting bats . 

• Recommendations include the retention of the boundary vegetation and 
mature trees with new native species landscaping within the proposals. 

• It may be appropriate to undertake a Biodiversity Metric Assessment to 
determine whether the proposals can deliver biodiversity net gain. Detailed 
mitigation will be developed as the scheme progresses. 

• Subject to the inclusion of appropriate mitigation it is considered that 
proposals at the site have the scope to accord with relevant planning policy in 
respect of ecology. 

A copy of the Interim Ecological Assessment is available at request. 

Image 15: Phase 1 habitat map
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4.0 Masterplan
4.1 Opportunities and Influences

The Site Assessment Stage has highlighted a number of opportunities and 
influences which will ultimately have impact on the developable area of the site 
and the masterplan and the final layout.  

Opportunities
• The site adjoins a major route to  Salisbury  and frequent bus services to the 
City. 
•There are a number of surrounding footpaths to the south and east of the site. 
The masterplan makes the best use of these assets by enhancing permeability 
and providing the necessary pedestrian links to encourage non-vehicular modes 
of transport.
• The site is well related to existing development being bounded on three sides 
by existing built development.
• Site is well related to essential services/facilities and adjacent to large 
employment area.

Influences
• There are properties to the south so the amenity and privacy of residents of 
these properties will need to be taken account of in the masterplan.
• The existing hedgerow and trees towards the site boundary could be 
maintained and enhance to provide a visual and noise screen to protect the 
amenity of new residents and to provide ecological benfits.

Image 16: Site Location

Image 17: Housing
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Image 18: Indicative Masterplan 

The masterplan is for discussion only. Persimmon welcomes the opportunity to refine the development proposal with the Council.
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4.2 Indicative Masterplan

Based on the Opportunities and Influences of the site an Indicative Masterplan for the site has 
been developed.  This is shown in full on the previous page, but the key elements are 
described below:

• The Site provides an opportunity to deliver new public open space, which could include new 
play space / trim trail. 

• A net developable area of around 5.36 acres (2.2ha), which could provide approximately 100 
new homes (including around 40 new affordable homes).

• A varied density is proposed with lower density edges to ensure an efficient use of land and 
to reflect the edge of settlement character of the site

• One potential access points is shown, this will utilise the existing access taken from the 
Charles Church site to south and use the turning head from Batchelor Way.

• Key trees towards site boundaries to be retained and protected.

• Landscape buffer to western  and southern boundary also provide screening to existing 
properties. 

Image 19: Cyclists

Image 20: Indicative Masterplan

Image 21: Persimmon Dwelling

http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwj7gYPWwbnOAhVFnBoKHYkoD08QjRwIBw&url=http%3A%2F%2Fwww.salisbury.sa.gov.au%2Fold_site%2FOur_City%2FCommunity%2FHealthy_Living%2FLiving_Well%2FCycle_Salisbury&bvm=bv.129422649,d.ZGg&psig=AFQjCNGDnPcV77cY2VQuNBCMvrzQ9XBECQ&ust=1471010065132986
http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwi7oKCRzrHOAhUBbhQKHVTBCcsQjRwIBw&url=http%3A%2F%2Fwww.persimmonhomes.com%2Fpersimmon-heights-2269&bvm=bv.129391328,d.ZGg&psig=AFQjCNH1qDh-DPfRzVYvQ1VoUoLgb2wzxg&ust=1470738521439805
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5.1 Sustainability Appraisal and Planning Benefits

The Downton scheme will provide a number of benefits and, as summarised 
below, will deliver the sustainable development objectives set out in the NPPF. 

Economic Role
• Provide much needed family and affordable housing within the South Wiltshire 
market area;
• Provide appropriate contributions towards local infrastructure and ensure long 
term viability of local services;
• New residents would provide expenditure to inject into local goods services. 
• Provide Council Tax receipts (per annum) and the New Homes Bonus.  
• CIL and Section 106 contribution would also be provided to the Local Authority.

The provision of housing and new residents is an important part of the Spatial 
Strategy for the Wiltshire area as set out in the Core Strategy.  This acknowledges 
past under-delivery and the threat to economic growth due to a lack of a viable 
workforce.

Social Role
• The site is well placed and well connected to adjacent residential development 
and local services;
• The site is well serviced by local footpaths. This, along with the regular bus 
services that run along Downton Road should promote sustainable travel;
• The site would deliver much needed high-quality homes and create a positive 
built environment for future residents, whilst protecting the amenity of existing 
residents 
•The site can deliver high quality and accessible open space and a local play area 
to serve the new residents and those who leave nearby;
• Development will help support City Council services;
• The site will deliver much needed affordable housing which meet the policy 
requirements set out by the Council.

Environmental Role
• The site will be developed in a way to mitigate any identified environmental 
harm, as per the requirements of the NPPF;
• A ecology study has been undertaken and the recommendations have helped 
shape the masterplan and will follow to ensure that species and habitats are 
carefully protected, with any impact mitigated where necessary;
• New homes will be built towards higher building standards, in accordance with 
national Building Regulations, which help reduce energy and water consumption;

5.0 Conclusions
Image 22 NPPF Sustainable Development Objectives

Image 23: Sustainability
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5.2 Deliverability Appraisal

Central Government Planning Practice Guidance states that for a site to be 
considered deliverable it must be suitable, available and achievable.  The 
Council’s  most recent SHELAA highlights that the site is deliverable against 
these three measures. The following section sets out how the proposal accords 
with each of the deliverability aspects.

Suitability
The extract adjacent (right) is from the Planning Practice Guidance and sets out 
how suitability of sites should be assessed.  Taking this into account the site at 
Salisbury Road is considered suitable because:
•Wiltshire Council have acknowledged that there is a need for housing in 
Downton.
•The site is well located in relation to services, public transport links.
•There are no physical limitations that adversely influence the ability to access or 
serve the site.
• Highways and ecology assessments have been undertaken and show that the 
site can fully mitigate any potential impacts.
•The site’s scale and surroundings offers the opportunity to provide generous 
landscaping and buffers between surrounding and proposed land uses to ensure 
that both existing and new residents enjoy a positive living environment.
•The Council’s SHELAA highlighted no overriding issues with the site’s suitability. 

Availability
The site is wholly under option with Persimmon Homes.  The landowner is fully 
committed to the delivery of residential development on the site and there are 
no known legal issues that would prevent the delivery of the site moving forward

Achievability

Persimmon Homes is one of the largest house builders in the Country and have 
delivered several schemes of this nature and scale both nationally and locally.  
The Company has the financial strength and commitment to ensure that the site 
is delivered in a timely fashion.

The Company has vast experience and a solid track record of delivering strategic 
housing sites and have worked notably in Salisbury in the past.  At the very local 
level, the Bishop’s Mead development which is located to the south of the 
Downton Road site was delivered by Persimmon Homes’ Charles Church arm of 
the business. The Company has undertaken viability assessment of the site which 
confirms that the site is viable for development. 

The Downton Road, Salisbury site is, therefore, considered achievable for 
residential development.  There is a very strong prospect that the site would be 
developed following the grant of a satisfactory planning permission.

Image 24: Planning Practice Guidance Extract

Image 25: Inside of a Persimmon Home
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The current and emerging Policy framework in Wiltshire makes it clear that there is a 
need for additional housing sites for the Southern HMA and in Downton. 

The site meets the criteria of Sustainable Development under the definitions of the 
NPPF.  It will provide significant social benefits through the provision of much 
needed housing (including affordable).  Economic benefits will come from the jobs 
associated with the build, but also through the spending power of new residents and 
moneys paid to the Local Authority through CIL, Planning Obligations the New 
Homes Bonus and Council Tax. The site will be environmentally sustainable through 
the provision of new areas of open space and SuDS and will allow for ecological 
enhancements.

This document has reviewed the site’s context and Opportunities and Influences. A 
masterplan has been developed which fully takes account of all the above, and 
clearly demonstrates that a well designed residential development can be achieved 
on the site.  

Based on the site’s assessment, the net developable area is around 2.2ha, which 
provides a potential capacity of 100 dwellings (which would include an appropriate 
percentage of affordable housing).  The capacity applied reflects the site’s context, 
including  the character of the recent development to the north and south of the 
site. 

The scheme. Persimmon Homes is one of the largest house builders in the Country.  
The Company’s financial strength and commitment to building houses means that 
the site can be delivered quickly following the grant of a satisfactory planning 
permission.

Overall, this Deliverability Statement has demonstrated that the site at Salisbury 
Road, Downton is deliverable being a available, suitable and achievable 
development opportunity.  Persimmon Homes strongly believes that this site should 
be a preferred allocation in the emerging Local Plan.  

If supported by the Council, Persimmon Homes could proceed with an application 
swiftly, which would ensure that the site could also contribute significantly the 5 year 
land supply position

5.3 Summary

Image 25: Persimmon Dwellings

Image 26: Site Location Plan

Image 27: Sold Homes
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1.0 Introduction
1.1 Introduction

This Delivery Statement has been prepared to assist the preparation of 
the Wiltshire Local Plan Review 2016-2036. The supporting technical 
documents and drawings listed below have been commissioned to inform 
the content of this Statement and are available on request. 

• Highways Technical Note
• Preliminary Access Drawings
• Landscape and Visual impact Assessment
• Ecological Appraisal
• Preliminary Heritage Assessment 
• Geophysical Survey Report

This Statement demonstrates that the Downton Road, Salisbury is 
capable of providing c.350 new homes and offers the potential to provide 
land for new school provision. The site represents a sustainable and 
deliverable development opportunity that can make a meaningful 
contribution towards meeting the future housing needs of Salisbury and 
the wider Wiltshire area.

This site was identified by Wiltshire Council as a “Potential Option” 
through the Housing Site Allocations Plan (WHSAP), but was not taken 
forward in the adopted Plan. The site is now proposed as a draft allocation 
in the emerging Local Plan review. 

1.2 Purpose

The primary purpose of this Statement is to show that the Downton Road 
site is a sustainable and logical housing opportunity that can be brought 
forward in the short term (i.e. within the next 5 years).

The site has been subject to a number of technical assessment which have 
shown that there are no insurmountable physical or policy constraints to 
the delivery of the site for housing. This work, together with analysis of 
the site’s opportunities and influences has informed the production of a 
number of masterplan options for the site .

Based on the information set out in this Statement, Persimmon supports 
the proposed allocation of the Site in the Salisbury Neighbourhood Plan.

Image 1 (above): Site Location
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2.0 Site Context
2.1 Site Location

The site is located to the north of Downton Road (A338) on the south 
eastern edge of the Cathedral City of Salisbury.  Salisbury is the only 
City within the County of Wiltshire and one of the oldest settlements 
in the Country. The site measures some 15.24ha (37.658 acres) in size. 

The site is easily accessible from the City Centre by utilising existing 
pedestrian links, including the public right of way that extends along 
the northern boundary. 

Image 3: Adjacent residential properties

2.2 Local Context

The urban area boundary of the City lies immediately west of the site, 
with residential properties on both sides of Downton Road. Further 
west are more residential areas including New Bridge Road, which 
provides a direct link into the City Centre. Fronting the northern edge 
of Downton Road are properties from the early 1900’s. Post war 
housing characterises the urban form further north along Manor 
Road, Britford Lane, Dryden Close and Butler Close. 

To the south of the site, on the opposite side of Downton Road, are 
the most recent phases of the Persimmon Homes Cathedral Gardens 
development the Britford Park and Ride scheme (that provides 
regular services in to the City Centre) and a proposed allocation site 
(South of Downton Road). Beyond this are agricultural fields which 
lead up to Salisbury Hospital.

The River Avon valley runs along the site’s northern boundary, part of 
which also falls within the Britford Conservation Area. North of the 
river valley are the Milford industrial estates and retail parks that are 
located on either side of Southampton Road.

Bridge Farm is located immediately to the east of the site, which 
includes a Grade II listed barn. Further east is the village of Britford, 
and its Conservation Area, beyond which is a more rural landscape.  

Image 2: Site Context
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2.3 National Planning Policy Context

The National Planning Policy Framework (NPPF) published in February 
2019 is a key consideration in the determination of planning applications 
and formulation of Development Plans, including Neighbourhood Plans. It 
forms an integral part of the Government’s objective to make the planning 
system less complex and more accessible, to protect the environment and 
to provide a more streamlined mechanism that delivers its pro-growth 
strategy and ambition to significantly increase house building. A brief 
summary of some of the NPPF’s key messages as relevant to the Downton 
Road site is set out below.

As set out in Paragraph 11 of the NPPF (extract opposite), sustainable 
development is central to both decision-taking and plan-making, including 
Neighbourhood Plans. In order to achieve sustainable development three 
objectives should be pursued: economic, social and environmental. 

With regards to Neighbourhood Planning, the NPPF provides communities 
with the opportunity to shape, direct and help to deliver sustainable 
development by influencing local planning decisions as part of the 
statutory development plan. However, Neighbourhood Plans should 
compliment Local Plans and not be used to prevent development or 
frustrate the strategic planning policies of an area (Paragraph 29).

Planning Practice Guidance (PPG), provides additional detail  to the policies 
of the NPPF, providing extensive guidance in relation to Neighbourhood 
Planning.  As confirmed in the PPG, Neighbourhood Plan Groups are not 
required to allocate land for development. However, if Neighbourhood Plan 
Groups opt to do so there are a number of benefits, including providing 
additional planning protections from speculative planning applications (see 
NPPF paragraph 14), and providing residents with the opportunity to shape 
development and influence change where they live.  

Images 4 & 5: NPPF and Paragraph 11 extract
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2.3 Local Planning Policy Context

Wiltshire Core Strategy (January 2015)

The Wiltshire Core Strategy (WCS) acknowledges the need for new 
homes as one of the six main challenges facing the County: 

“There is a challenge to plan for sufficient new homes to be delivered in 
Wiltshire to address housing requirements. Providing decent and 
affordable homes to complement the economic growth being promoted 
is a key challenge to improving the self-containment and resilience of 
Wiltshire’s communities. These new homes will need to be delivered at 
appropriate sustainable locations and must be supported by necessary 
improvements to infrastructure. Within a predominantly rural area, 
with a limited amount of previously developed land for redevelopment, 
the identification of the strategic growth sites to ensure an adequate 
supply of new homes is also a challenge.”  (Paragraph 2.21)

The wording stresses the importance of providing homes in 
sustainable locations, and the challenge of identifying deliverable 
strategic sites to ensure a sufficient housing supply is maintained.

The Delivery Strategy within the Plan (Core Policy 2) makes provision 
for a minimum of 42,000 new homes between 2006 and 2026.  The 
Strategy sets out a minimum housing requirement for the South 
Wiltshire Housing Market Area  (HMA)of 10,420 new homes across 
the plan period. However, as the Core Strategy is now over five years 
old, Local Housing Need - as determined through the application of 
the Government’s Standard Methodology - now takes precedent in 
terms of assessing housing needs and supply. Core Policy 2 also 
focusses on self-containment and not exacerbating commuting 
issues. Sustainable Development is rightly promoted as a key part of 
the Strategy.

The Settlement Strategy (Core Policy 1) sets out an overarching 
hierarchy of settlements based on their level of facilities and the role 
they play in the District. Salisbury is identified as a “Principal 
Settlement” (Tier 1 settlement) and is described thus in the WCS:

“Wiltshire’s Principal Settlements are strategically important centres 
and the primary focus for development. This will safeguard and 
enhance their strategic roles as employment and service centres.
They will provide significant levels of jobs and homes, together with 
supporting community facilities and infrastructure, meeting their 
economic potential in the most sustainable way to support better self 
containment.” (Core Policy 1)

Image 6: Wiltshire Core 
Strategy

Image 7: Spatial Strategy for Wiltshire
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2.4 Local Planning Policy Context Cont.

The WCS sets out a key issues and a specific planning strategy for 
Salisbury.  The introduction to the Salisbury strategy acknowledges 
that the City has:

“…experienced a historic undersupply of housing over recent years. 
Without delivering a step change in housing delivery the character of 
Salisbury will slide into the role of a dormitory settlement with an 
ageing population, lack of viable workforce, anti-competitive 
investment environment, declining retail sector and consequential 
environmentally harmful out-commuting.”

In the context of the above, deliverable housing schemes are of 
upmost importance in securing the long term sustainable future of 
the City.  The Council recognises that without growth the City risks 
economic stagnation. The WCS allocates a number of mixed-use 
sites, such as Fugglestone Red, Old Sarum and Churchfields, but 
there is also an acknowledgment that ongoing monitoring will be 
required to ensure housing delivery rates are maintained.

Wiltshire Housing Site Allocations Plan (February 2020)

The Wiltshire Housing Sites Allocation Plan (WHSAP) allocates new 
housing sites to meet housing needs in specific areas that were not 
being met. This includes significant new allocations at Salisbury that 
were identified to address the under-delivery at other sites identified 
in the area, including Churchfields. Extracts of the Southern HMA 
housing requirements and the corresponding allocations made in the 
WHSAP are set out in the tables opposite. 

As part of the WHSAP preparation process a number of sites were 
assessed, including the Downton Road site (site reference S159 - see 
overleaf). The Downton Road site was one of just five large sites, 
identified by the Council, that could potentially provide a major 
contribution to the remaining housing requirement in Salisbury. As 
set out in Persimmon’s representations on the WHSAP, it was 
demonstrated that the site ranks favourably against other sites on 
the periphery of Salisbury when sustainability, environmental and 
heritage considerations are taken into account.  Whilst the Downton 
Road site was not taken forward in the WHSAP, the identification of 
the site as an option in the Plan provides clear evidence that the site 
is a suitable candidate for residential allocation in the Neighbourhood 
Plan. 

Image 8: Salisbury City Centre

Image 9: Extracts from the Wiltshire Housing Site Allocations Plan
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2.4 Local Planning Policy Context Cont.

Downton Road site

Image 10: Extract from  Site Allocations consultation material showing potential site options for Salisbury & Wilton
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2.4 Local Planning Policy Context Cont.

Salisbury District Local Plan (2011) (Saved Policies)

The Salisbury District Local Plan (SDLP) designates Special Landscape Areas 
(SLA) (Policy C6). The policy does not prevent development in SLA, but 
requires development to have regard to the high quality of the landscape in 
the area. As illustrated on the WCS Polices Map, the SLA the surrounds the 
City abutting the settlement boundary at most points along its periphery, 
including the Downton Road site. There are very few greenfield locations on 
the edge of Salisbury that are not either subject to this designation or 
allocated for development. As confirmed in Appendix D to the WCS, a review 
of the current designation is required.  Given the topography, boundary 
treatment and neighbouring uses at Downton Road, it is questionable 
whether the site should continue to from part of the SLA designation.

Minerals Plan

The site is located with a Minerals Resource Zone (MRZ) and Minerals 
Safeguarding Area (MSA) as illustrated on The Wiltshire Minerals and Waste 
Policies Map (February 2013). Policy MCS6 of the Wiltshire and Swindon 
Minerals Core Strategy (June 2009) seeks to ensure that minerals in  MRZs 
and MSAs are not sterilised by development. Policy MDC4 of the Minerals 
Development Control Policies Plan (September 2009) adds further detail to 
the safeguarding policy on MSAs, and seeks prior extraction of the minerals, 
unless It can be proven that deposit is unlikely to be worked due to its quality 
or quantity. Non-mineral development in MSA’s can also be supported where 
there is an overriding need for non-minerals development to commence 
without delay. The minerals policies do not rule out development in such 
areas.

Wiltshire SHELAA

The site was assessed in the most recent Wiltshire SHELAA dated 2017. The 
site assessed as being suitable, available and achievable for development. 
The SHELAA concludes that the site deliverable in the short-term and 
capable of supporting 413 new homes.

Pedestrian links 
to City Centre

Pedestrian 
access points

Park & Ride

Image 11 Plan showing potential access links
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2.4 Local Planning Policy Context Cont.

Emerging Local Plan

Wiltshire Council is in the early stages of reviewing its adopted Local Plan. 
The production timetable for the new Local Plan, as set out in the Local 
Development Scheme (March 2020), is summarised below:

• Publication consultation: Q4 2021
• Submission : Q3 2022
• Examination (inc. hearings and Inspector's report): Q4 2022
• Adoption: Q2 2023

Wiltshire Spatial Strategy Document

Salisbury is classed as a ‘Principle Settlement’ These are the primary focus for 
development and will provide significant levels of jobs and homes. This 
document lists that the standard method requires 40,840 additional dwellings 
as a minimum housing figure and 45,630 additional dwellings (as derived 
from the Local Housing Need Assessment0 as an upper figure. 

Salisbury Planning Salisbury
The overall housing need range figures discussed above are then translated 
into need for each HMA (between 10,470 - 10, 975 additional dwellings in the 
Salisbury HMA, and 5,240 new homes in Salisbury. The Salisbury Report also 
set out Concept Plans  for sites proposed for allocation. 

Salisbury Site Selection Report
This Report provides assessment on site 6 (North of Downton Road) and site 7 
(South of Downton Road). Both sites are assessed against five Sustainability 
Appraisal (SA) objectives. To summarise, Site 7 is ranked 2nd and Site 6 ranked 
3rd out of the eight shortlist5ed sites considered within the SA.

Image11: Concept map for Sites 6 and 7 showing boundary outlines and proposed 
layout and land uses, within which to accommodate development



11

3.0 Site Assessment

3.1 Key Site Features

The site sits at the edge of the urban area when heading into Salisbury 
from the south east along Downton Road.  The site has relatively few 
features, being mostly managed arable land. The boundaries to the south, 
east and west comprise managed hedgerow.  

The northern part of the site is different in character from the wider site 
predominantly consisting of open grassland of a similar nature to the wider 
flood plain further north. A public bridleway crosses this part of the site and 
is flanked by vegetation boundary, interspersed with mature trees.

Key features of note are located outside of the site boundary.  These 
include views towards Salisbury Cathedral, the adjacent Britford 
Conservation Area and the wider flood plain of the River Avon to the north, 
which includes the Water Meadows.  These features, and their potential 
influence over the site’s development, are discussed in more detail in 
subsequent sections of this Statement.

3.2 Surrounding Land Uses

The surrounding area can be classed as a mixture of residential and 
agricultural, as the site marks the transition between the urban area to the 
west and the countryside to the east.  To the north of the site is the River 
Avon flood plain, which forms an important contribution to the setting of 
the City.  

The land west and south west of the site are almost entirely residential, 
apart from local commercial and community facilities.  This part of 
Salisbury is connected to the City Centre by New Bridge Road, which runs 

3.3 Surrounding Facilities

There are a wide range of facilities in the immediate area and within 
walking distance of the site.  The site benefits from easy access to both 
Downton Road and the Britford Park and Ride scheme, which is 
immediately opposite the site to the south and provides regular bus 
services to the City Centre.

There are a number of schools within easy walking distance of the site, with 
Longford Primary School close to the eastern edge of the site, Harnham 
Infant and Junior school is located to the west and a collection of schools 
are in the City Centre to the north west, including Wiltshire College. A new 
school is also proposed as part of the WHSAP allocation at Netherhampton 
Road. 

Salisbury also benefits from Sainsbury’s, Tesco and Waitrose superstores in 
and around the City, as well as a vibrant central shopping area, which 
includes a wide range of restaurants, bars and café, are all within easy 
reach of the site.

over the River Avon. To the south, beyond the Park and Ride, is Salisbury 
District Hospital, although an area of farmland provides a gap between the 
two. The village of Britford sits to the east of the site within a meander of 
the River Avon. The fields around the village are mainly used for grazing 
purposes.

Image 12: View of site from northern end of Lower Road
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3.3 Surrounding Facilities Cont.

P&R

1km

2km

Key
= Site Boundary

= Remaining Option Land

= Employment Areas

= City Centre

= School

= Supermarket

= Salisbury Hospital

P&R = Britford Park & Ride

= Salisbury Cathedral

Image 13: Plan of surrounding facilities
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3.4 Accessibility Assessment

The site is highly accessible being located in close proximity to a 
range of local services by foot, cycle and public transport including 
jobs, shopping, leisure facilities and community services.  

Regarding pedestrian linkages, the A338 (Downton Road), which runs 
along the southern boundary of the site, has a lit pavement on the 
northern side adjacent to the site. This pavement also provides easy 
access to the Park and Ride terminal on the south side of Downton 
Road via a traffic light controlled pedestrian crossing.

A public bridleway crosses the northern part of the site connecting 
Britford Lane and Lower Road to the north west and north east of the 
site, respectively. Britford Lane together with Downton Road, both 
provide cycling and walking routes to the City Centre.

The site is within very close proximity to the wider public footpath 
network.  There are two public footpaths that head south, on the 
opposite side of Downton Road, up the hill towards Salisbury District 
Hospital.  Furthermore, there are a series of footpaths east of 
Britford, accessible via Lower Road, that lead around and across the 
River Avon flood plain.

The local roads are conducive to cycling with Downton Road having a 
shared bus/cycle lane that speeds up direct links to the City Centre.  
The public bridleway and Britford Lane link to the north and north 
west are also shown on the Salisbury & Wilton Town Cycle Network, 
as is Lower Road.

The Britford Park & Ride and bus stops on Downton Road (adjacent 
Milton Road) are located within an approximately 400m (5 minute 
walk) of the majority of the site. These stops are served by numerous 
services which provide high frequency routes to destinations such as 
Shaftsbury, Ringwood, Bournemouth and Salisbury City Centre.

Image 15: View from Downton Road looking east

Image 14: View from corner of Downton Road and Lower Road

Image 16: Britford Park & Ride

https://upload.wikimedia.org/wikipedia/commons/e/e6/Britford_Park_and_Ride_service_-_geograph.org.uk_-_1882201.jpg
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3.5 Highways and Transport

An initial Technical Note has been prepared to assess  the site’s sustainability 
credentials, surrounding highways capacity and potential access points.

A summary of the key points are set out below:

• The sustainable accessibility of the site is considered to be good; a 
full review of sustainable transport infrastructure, both existing 
and proposed will be undertaken as part of any subsequent 
work/Transport Assessment.

• An initial review of PIC data concludes that there are no existing 
safety concerns that are likely to be exacerbated by the 
development proposals. 

• Two proposed vehicular accesses can be achieved from Downton 
Road to serve a development of approximately up to 475 new 
homes. The accesses incorporate 6.75m and 10.1m carriageway 
widths, 10m kerb radii and 2 x 2m footways; the proposed 
carriageway widths future-proof them as potential bus corridors (if 
required).

• Specific junction capacity assessments will be undertaken along 
the local highway network.  These will be incorporated into a Full 
Transport Assessment to be submitted with any planning 
application. 

It is acknowledged that there will need to be further detailed discussions with 
Wiltshire Council to understand the extent of their requirements prior to any 
application..

Image 17: Local services plan

Image 18: Potential south-
eastern Junction

N
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3.6 Landscape Principles & Green Infrastructure

An initial Landscape and Visual Impact Assessment (LVIA) has been completed to 
ascertain the current landscape quality of the site, its visual sensitivity and what 
level of impact the proposed residential development will have.

Regarding landscape the LVIA concluded that:

“The Site's landscape features are largely contained to the Site boundaries except 
for a strip of tree, shrub and bramble running along the edge of the public byway in 
the north of the Site. Site boundary vegetation includes a scattered hedgerow along 
the southern boundary, occasional small tree planting to the eastern boundary and
an established tree belt to the northern Site boundary. The landscape features 
within the Site are assessed as being of relatively low landscape quality. The 
majority of the Site comprises an agricultural field which is assessed as being of 
medium landscape quality.

The overall landscape character of the site is typical of the Lower Avon Narrow 
Chalk River Valley character area, comprising a medium sized field with hedgerow 
vegetated boundaries and views of the Salisbury Cathedral spire. The site’s overall 
landscape character is assessed as being of medium quality, sensitivity and value.”

The inclusion of several areas of public open space within the proposals will 
protect the local landscape value, opening up the site for public access with 
informal recreation opportunities and creating an attractive setting to the 
development. By incorporating substantial landscape benefits to the site 
including areas of public open space and children’s play space, the effects on the 
landscape will be minimised.

Views of the proposed development will be limited to neighbouring properties on 
the edge of Milton Road and Britford Lane as well as users of the public byway 
and users of Lower Lane and Downton Road. Setting back of the proposed built 
form from the Conservation Area to the north of the site and at Bridge Farm, as 
well as the inclusion of pubic open space to the south east corner, will reduce the
prominence of the built form. New tree and hedgerow planting to reinforce site 
boundaries will also help to reduce the visual effects of the development. The 
visual impact of the proposed development is assessed as being on overall 
moderate adverse effect from surrounding receptors.

Overall it is concluded that the site can be developed in the manner proposed, 
without giving rise to any material landscape or visual effects.

Image 20: Link to City Centre and Public Open Space

Image 19: Potential access to site and Cathedral vista corridor
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3.7 Heritage Assessment

An Preliminary Heritage Assessment has been undertaken to fully understand 
the status and importance of neighbouring and nearby heritage assets, as well as 
whether the development would impact on any of these assets.

The scheduled ancient monument (SAM) of Woodbury Ancient Villages is located 
approximately 225m to the south. This monument is screened from the site by 
residential development and the Britford Park and Ride. Development within the 
site will not affect the setting or significance of the SAM. The scheduled 
monument of Harnham Bridge is also not inter-visible with the site.

The grade II* listed registered park and garden of Longford Castle is located 
approximately 600m to the south-east. The park and garden is screened from the 
site by development along the eastern frontage of the A388. Development within 
the site will not affect the setting or significance of the registered park and 
garden.

A walkover of the site and its environs has established that it is visible from a 
complex of buildings at Bridge Farm (number 8 on adjacent map). This complex 
includes three Grade II listed buildings, which are part of the Britford 
Conservation Area. The remaining listed buildings shown in the vicinity of the site 
are well screened from the site and are unlikely to be adversely impacted by the 
proposed development. 

Both the Britford and Salisbury City Conservation Areas respectively bound the 
north-eastern corner and northern boundary of the site.  Therefore, the design 
and layout of development within the site needs to be sympathetic to the 
presence of the Britford conservation area including Bridge Farm and also to long 
range views of Salisbury Cathedral. 

The effects on these heritage designations will be fully assessed once the 
development proposals have been finalised and consultation carried out with 
Historic England and Wiltshire Council.  However, given the scale and scope of 
the site it is considered that any potential adverse impacts can be avoided or 
mitigated within the site boundary.

As part of the Heritage Assessment the archaeological merits of the site were 
also assessed.  This assessment identified that there have been numerous finds 
of archaeological interest in the surrounding area. An initial geophysical survey of 
the site confirmed that few magnetic anomalies from features of archaeological 
interest were seen and aside from the detection of one former field boundary, 
there is no other magnetic evidence for past land use. A full archaeological 
evaluation can be carried out in due course in order to assess the archaeological 
potential of the site. 

Image 21: Plan of surrounding heritage assets
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3.8 Ecology

A Phase 1 Ecological Assessment has been carried out for the site, this entailed a 
walk-over survey conducted with the objective of identifying any ecological 
constraints associated with any development proposals such as the site’s 
potential to support any legally protected species or habitats of high nature 
conservation value. 

The River Avon Special Area of Conservation (SAC) and River Avon System Site of 
Special Scientific Interest (SSSI) lies immediately adjacent to the site's northern 
boundary. The East Harnham Meadows SSSI is located within 200 metres of the 
site. The site also falls within 15km of the Salisbury Plain SAC / Special Protection 
Area (SPA). To address impacts on the international designations, contributions 
and/or CIL payments can be made to the Salisbury Plain SPA HRA Mitigation 
Strategy (May 2018) and Phosphate Memorandum of Understanding and 
associated Interim Delivery Plan, or any successor document / strategy. A 
Construction Method Statement will also be prepared and implemented in due 
course to ensure protection of the water quality of watercourses and 
groundwater during construction.  A buffer zone between the River Avon  SSSI / 
SAC and the developable part of the site is recommended to best protect this 
ecological asset. 

The initial Phase 1 assessment of the site and the adjacent River Avon shows that 
the area includes habitat potentially be suitable to support the following species:

• Badgers
• Bats
• Reptiles 
• Great Crested Newts
• Breeding Birds
• Dormice

Phase 2 surveys will be undertaken to ascertain the presence, or absence, of the 
above species. However, in the first instance the ecological study recommended 
the following to be incorporated in the design of the scheme.

• Provision of bat boxes and nest boxes for bird species
• Sowing proposed amenity grassland with a wildflower lawn mix
• Use of native shrubs and trees for landscaping schemes
• The creation of a wildlife pond to encourage amphibians, water voles and 
invertebrates can be incorporated into the design. 

Image 22: Phase 1 habitat map
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3.9 Sustainable Urban Drainage and Flooding

The site lies outside of the River Avon flood plain and within flood zone 1.  The 
wider flood plain around the River Avon and its tributaries run immediately 
adjacent to the northern boundary of the site.  This demonstrates that the site 
has been assessed as having a less than 1 in 1,000 annual probability of river or 
sea flooding (<0.1%).  However, there are small areas of the north east part of the 
site that are identified as having some potential for surface water flooding.  
Development will avoid all areas at risk from flooding.

The NPPF requires that a site-specific Flood Risk Assessment is undertaken for 
sites that are over 1 hectare in size, or there are surface water flood risks, even if 
they are located in Flood Zone 1. As such a site specific Flood Risk Assessment 
will be undertaken prior to any application.  This will clarify the extents of any 
potential flood risk areas within the site.

The site’s topography shows that it generally slopes from south down to north, 
towards the River Avon.  The high point of the site is the boundary with Downton 
Road itself.  The site itself offers a wide range of opportunities to include 
Sustainable Urban Drainage solutions to surface water.

As the site is greenfield, the surface water drainage run off rate post-
development should not exceed the existing rate of the site in its current use. The 
site offers a wide range of opportunities due its size and existing topography to 
incorporate a positive drainage strategy.  

As stated in the previous page, the River Avon SAC lies directly north of the site 
and the site is also located within a Source Protections Zone. Special care will 
need to be taken to ensure these assets are protected..

As part of any application a detailed FRA and drainage assessment to show the 
precise solution as well as the location of any drainage ponds or features 
considered necessary will be provided. The indicative masterplan shows an 
indicative area of SUDs at the lower points of the site. The final drainage solution 
will be developed alongside the evolving masterplan proposals.

Image 23: Flood risk map (rivers and sea)

Image 24: Flood risk map (surface water)
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4.0 Masterplan
4.1 Opportunities and Influences

The Site Assessment section of this Statement has highlighted a number of 
opportunities and influences that will have impact on the developable area of the 
site, the masterplan and the final layout.  A plan showing the opportunities and  
influences set out below is shown on the following page.

Opportunities

• The site offers views from Downton Road across to Salisbury Cathedral.  
• The site is located on a main route into the City, and can provide a new 
‘gateway’ to Salisbury.  The site has a long frontage with Downton Road can 
facicl9itate multiple access points.
• There are a number of surrounding footpaths and public transport links, 
including the Public Right of Way to the north of the site and the Britford Park & 
Ride to the south.  The masterplan should make the best use of these assets by 
enhancing permeability and providing the necessary pedestrian links to 
encourage non-vehicular modes of transport.
• The site is located within a minerals potential area. 
• Capable of providing new open space provision for new and existing residents.
• The site is of sufficient scale to provide land for new community infrastructure 
such as a new school, if required.  

Influences

• The Britford Conservation Area is located to the North West of the site, which 
includes the Grade II listed Bridge Farm.  The development will need to be 
respectful of the setting of this building, and the Conservation Area in general.
• There are properties fronting Milton Road, Downton Road and Britford Lane 
that back on to the Western boundary of the site.  The amenity and privacy of 
residents of these properties will need to be taken account of in the masterplan.
• A small area of land north of the Right of Way is identified as being at risk from 
flooding. Development will avoid these areas.
• The existing hedgerow along the sites southern boundary with Downton Road 
should be maintained to provide a visual and noise screen to protect the amenity 
of new residents.
•The Salisbury Parish and Birtford Parish boundaries bisect the site from north to 
south. 

Image 25 View west along Downton Road
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Image 26: Opportunities and Influences Plan

Parish Boundary
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4.2 Indicative Masterplan

Based on the opportunities and influences of the site two masterplan options have been 
developed.  These are shown on the following page, with the key elements described below:

• A net developable area of over 10ha is achievable across the whole site and could provide up 
to c.350 new homes depending on the masterplan option selected. 

• An area of open space has been provided at the entrance of the site at the corner of 
Downton Road and Lower Road to provide a visual gateway into the site. Further open space 
is located along the northern edge of the site. Over 4ha of open space can be provided across 
the whole site. 

• A key route through the site has been defined by the view of Salisbury Cathedral.  The area 
at the end of this route has been left undeveloped to preserve and frame this view and a view 
corridor has been created through the site from this access point. 

• Existing vegetation boundaries around the site, and adjacent to the existing public right of 
way will be retained and enhanced (where necessary).

• Two play areas have been shown at opposite ends of the site to ensure they are easily 
accessible for both future and existing residents in the local area. Play provision can therefore 
be phased to allow one area to come forward within the Salisbury Parish area, and the second 
area to be available as part any future housing allocation.

• The setting of the Britford Conservation Area, the listed building at Bridge Farm and the 
River Avon river valley as a whole have been respected by way of an area of open space than 
runs along the northern boundary of the site, and widens in the north west corner.  This will be 
both sides of the existing Right of Way.

• Two potential access points are shown, one will utilise the existing traffic light system which 
serves the Britford Park and Ride and the other will be a second point of access further west 
along Downton Road that can serve the Neighbourhood Plan part of the site. Pedestrian links 
to the existing right of way and across to the Britford Park and Ride have been added to 
increase permeability.

• The density of the scheme will vary, with the more rural edges of the development (to the 
north and east) being of a lower density to reflect the character of these parts of the site. A 
logical street pattern has been shown to maximise the site’s development potential, but to 
also ensure the scheme is both permeable and legible.

• An indicative location for Sustainable Drainage Systems is highlighted in the north west 
corner of the site, which is the lowest point and acts as a natural drainage point.

•Provision for a new school, were this deemed necessary to support new housing 
development at the site. The location of the school is shown as being located within the 
Brtiford Parish area but could also be delivered within the Salisbury Parish area. 

http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwj7gYPWwbnOAhVFnBoKHYkoD08QjRwIBw&url=http%3A%2F%2Fwww.salisbury.sa.gov.au%2Fold_site%2FOur_City%2FCommunity%2FHealthy_Living%2FLiving_Well%2FCycle_Salisbury&bvm=bv.129422649,d.ZGg&psig=AFQjCNGDnPcV77cY2VQuNBCMvrzQ9XBECQ&ust=1471010065132986
http://www.google.co.uk/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0ahUKEwi7oKCRzrHOAhUBbhQKHVTBCcsQjRwIBw&url=http%3A%2F%2Fwww.persimmonhomes.com%2Fpersimmon-heights-2269&bvm=bv.129391328,d.ZGg&psig=AFQjCNH1qDh-DPfRzVYvQ1VoUoLgb2wzxg&ust=1470738521439805
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Indicative Masterplan: Option A (c. 350 new homes)

Parish Boundary
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Indicative Masterplan: Option B (c. 290 new homes)

Parish Boundary
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4.2 Conformity with Council’s Concept Plans

The Salisbury Report set out Concept Plans (images below)  for sites proposed for 
allocation. The Persimmon Masterplan Options (images to right) contained in the 
Deliverability Statement, particularly Option A, broadly conforms to the development 
principles and Concept Plans sets out in the Salisbury Report. However, there are a 
number of instances where the Persimmon’s design approaches diverges from that of 
the Council. The key difference are summarised in the supporting representations 
submitted alongside this Deliverability Statement.

Persimmon would welcome discussion with officers with a view to resolving these 
differences to allow the high-quality development to come forward at the site.
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5.1 Sustainability Appraisal and Planning Benefits

The Downton Road scheme will provide a number of benefits and, as 
summarised below, will deliver the sustainable development objectives set out in 
the NPPF. 

Economic Role*

• Provide much needed family and affordable housing within the Salisbury 
housing market area which will encourage economic growth and address ageing 
workforce trends;
• Provide appropriate contributions towards local infrastructure and ensure long 
term viability of local services;
• Create 575 person years of direct construction employment, which equates to 
around 240 full time jobs per year
• New residents would provide a total expenditure of around £8.5m to inject into 
local goods services. 
• Provide £418,000 in Council Tax receipts (per annum) and a further £2.5m from 
the New Homes Bonus.  
• CIL and Section 106 contribution would also be provided to the Local Authority.

Social Role

• The site is well placed and well connected to adjacent residential development 
and local services, including the Britford Park & Ride;
• The site is well serviced by local footpath and cycle routes, including a public 
byway which crosses the northern part of the site.  This, along with the regular 
bus services that run along Downton Road, should encourage sustainable travel;
• The site would deliver much needed high quality homes and create a positive 
built environment for future residents, whilst protecting the amenity of existing 
residents;
• The site can deliver high quality and accessible open space and a local play area 
to serve the new residents and those who leave nearby;
• Development will help support local services;
• The site will deliver much needed affordable housing which meet the policy 
requirements set out by the Council.
• Potential land for new education facilities.

Environmental Role

• The site will be developed in a way to mitigate any environmental harm.
• A phase 1 ecology study has been undertaken and the recommendations 
have helped shape the masterplan.
• A phase 2 ecology study are also underway to ensure that species and 
habitats are protected and enhanced, where possible.
• The site will be environmentally sustainable through the provision of energy 
and water efficient buildings. New homes can be of timber frame 
construction, which are prepared in a factory setting, which reduces 
environmental impact and waste. The construction techniques employed in 
the new development will help to meet climate change minimisation goals.
•The site can deliver substantial new green infrastructure through the 
provision of new areas of open space and SuDS features and will allow for 
ecological enhancements. 

The sustainability of the site was assessed by Persimmon Homes using 
Wiltshire’s Sustainability Appraisal methodology developed to assess sites for 
the WHSAP. The results of this assessment that was submitted to the Council 
showed the site to be a sustainable option for new housing development. This 
document is available on request. 

*Economic activity statistics relate to site as a whole (i.e. land in both Salisbury and 
Britford Parish areas) 

5.0 Conclusions

Image 27 NPPF Sustainable Development Objectives
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5.2 Deliverability Appraisal

Central Government Planning Practice Guidance states that for a site to be 
considered deliverable it must be suitable, available and achievable.  The 
Council’s  most recent SHELAA highlights that the site is deliverable against 
these three measures. The following section sets out how the proposal accords 
with each of the deliverability aspects.

Suitability
•The site is well located in relation to services, public transport links and is a clear 
part of the Salisbury market area.  Recent development of land south of 
Downton Road shows the market attractiveness of the local area, whilst the 
pressure on the City as a whole to meet its housing needs shows  that overall 
demand for new housing is high.
•There are no physical limitations to accessing the site.
•Landscape, highways, ecology, archaeology and heritage assessments show 
that any potential adverse impacts can be fully mitigated.
•The site’s scale and surroundings offers the opportunity to provide generous 
landscaping and buffers between surrounding and proposed land uses to ensure 
that both existing and new residents enjoy a positive living environment.
•Wiltshire Council have acknowledged that there is a need for housing in 
Salisbury, and that past under-delivery cannot be allowed to continue.  
•The supporting documents to the Wiltshire Housing Site Allocations Plan 
(WHSAP) identify the site as having development potential. 

Availability
The site is wholly under option with Persimmon Homes.  The landowner is fully 
committed to the delivery of residential development on the site and there are 
no known legal issues that would prevent the delivery of the site moving forward.

Achievability
The site is viable. Persimmon Homes is one of the largest house builders in the 
Country, having delivered a number of schemes of this nature and scale both 
nationally and locally, the Company has the financial strength and commitment 
to ensure that the site is delivered in a timely fashion.

The Company has vast experience and a track record of delivering strategic 
housing sites, and have worked notably in Salisbury in the past.  At the very local 
level, the Cathedral Gardens development which is located on the south side of 
Downton Road was delivered by Persimmon Homes. The Downton Road, 
Salisbury site is, therefore, considered achievable for residential development. 

Image 28 View west across the site 

Image 29 View west along Downton Road
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The site has been subject to a number of detailed technical assessments, which have 
not highlighted any insurmountable constraints to development. The site is 
described in Wiltshire Council’s SHELAA as being suitable, achievable/viable and 
available now for development. The proposal represents sustainable development 
under the definition of the NPPF and can provide a number of social, economic and 
environmental benefits. The site is located close to a variety of services / facilities 
and public transport opportunities, and is capable of facilitating the delivery of new 
community infrastructure - for example, land for new school - if this is required. 

This Deliverability Statement has reviewed the context of the site, and looked in 
detail at the opportunities and influences that can influence the deliverability of new 
homes.  Two masterplan options have been developed which take account of the 
site’s strengths and influences, and clearly demonstrates that a well designed 
residential development can be delivered. 

The section of the site that is located within Salisbury Parish area is capable of 
delivering approximately 190-250 new homes, depending on whether land for a new 
school is included as part of the land use mix.  The density applied to the design is a 
reflection of neighbouring development, including both the older residential areas to 
the west, and newer areas to the south and south west.  

The scheme is deliverable, Persimmon Homes is one of the largest house builders in 
the Country.  The Company’s commitment to building houses means that the site 
can be delivered quickly following the grant of a satisfactory planning permission.

If supported by the Neighbourhood Plan Group, Persimmon Homes could proceed 
with an application swiftly. The site is capable of providing much needed housing 
(including affordable housing) in Salisbury. The allocation of the site for housing 
would also ensure that the new homes could contribute to Wiltshire’s 5-year land 
supply, which will help protect against speculative housing applications in and 
around Salisbury.

5.3 Summary

Image 30: Masterplan Proposal

Image 31: Persimmon Site
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Date: 09 March 2021 
Our ref:  339188 
  
  

 
 
 
 
 
 

 
 Customer Services 
 Hornbeam House 
 Crewe Business Park 
 Electra Way 
 Crewe 
 Cheshire 
 CW1 6GJ 

 
 T 0300 060 3900 

  

Dear Sirs, 
 
Wiltshire Council Local Plan Review 
 
Thank you for your consultation on the above dated 11 January 2021  
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the 
natural environment is conserved, enhanced, and managed for the benefit of present and future 
generations, thereby contributing to sustainable development.    
 
We welcome Wiltshire Council’s engagement with Natural England from an early stage in the 
process, we note there are currently no changes to specific policy, therefore we provide broad 
advice on the plans strategy and what should be considered when developing policy.  In addition we 
will provide advice on each principal settlement and market town where the council has determined 
allocations moving into the final pool of sites to be assessed in the plan period 2016-2036.  We wish 
to acknowledge that this response is considered as part of an iterative approach to plan design with 
Wiltshire council and look for to further discussion. 
 
Natural England’s main concern at this stage is that the new local plan ensures development is 
directed to the most sustainable places and provides high quality green/ open space for new and 
existing communities. We would expect to see suitable policies that address the impacts of 
increased recreation on local green spaces, and for designated sites and landscapes, by ensuring 
its effects are properly managed.  
 
Natural England is concerned about the effects of recreation on international and national 
designated sites within and beyond the local plan area. The impacts of recreational use is widely 
recognised as a significant issue impacting on designated sites. Recreational impacts can include 
soil compaction/loss and eutrophication from dog fouling. 
 

Emerging Spatial Strategy 
The Plan’s vision and strategy 
Natural England advises that the Plan’s vision and emerging development strategy should address 
impacts on and opportunities for the natural environment and set out the environmental ambition for 
the plan area. The plan should take a strategic approach to the protection and enhancement of the 
natural environment, including providing a net gain for biodiversity, considering opportunities to 
enhance and improve connectivity. Where relevant there should be linkages with the Biodiversity 
Action Plan, Local Nature Partnership, Area of Outstanding Natural Beauty Management Plans, 
Rights of Way Improvement Plans and Green Infrastructure Strategies and Nature Recovery Network.  
 
Sites of Least Environmental Value 
In accordance with the paragraph 171 of NPPF, the plan should allocate land for development with 
the least environmental or amenity value.  Natural England expects sufficient evidence to be provided, 
through the SA and HRA, to justify the site selection process and to ensure sites of least 
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environmental value are selected, e.g. land allocations should avoid designated sites and landscapes 
and significant areas of best and most versatile agricultural land and should consider the direct and 
indirect effects of development, including on land outside designated boundaries and within the setting 
of protected landscapes. Further, outside designated sites and local wildlife sites all allocations should 
ensure known priority habitats are avoided and ensure that potential allocations supporting permanent 
grassland are supported by a preliminary botanical assessment so as to ensure they do not support 
significant grassland interests (see comments below on priority habitats, ecological networks and 
priority and/or legally protected species populations). 
 
Designated sites 
The Local Plan should set criteria based policies to ensure the protection of designated biodiversity 
and geological sites. Such policies should clearly distinguish between international, national and local 
sites1.  Natural England advises that all relevant Sites of Special Scientific Interest (SSSIs), European 
sites (Special Areas of Conservation and Special Protect Areas) and Ramsar sites2 should be 
included on the proposals map for the area so they can be clearly identified in the context of proposed 
development allocations and policies for development.   Designated sites should be protected and, 
where possible, enhanced.   
 

Habitat Regulations Assessment – Screening and Scoping 
 
Natural England welcome iterative dialogue over the points that have been raised and are dedicated 
to working with the council and Land Use Consultants (LUC) to reach a solution that assists the council 
and delivers positive environmental outcomes for the inhabitants of Wiltshire. 
 
General guidance and comment on HRA 
The HRA is linked from the council’s consultation page as a screening document however the 
document is titled as scoping. Natural England believe this document to be both the screening and 
scoping stage and should be labelled accordingly. 
 
As of 1 January 2021, the Conservation of Habitats and Species Regulations 2017 (as amended) and 
the Conservation of Offshore Marine Habitats and Species Regulations 2017 (as amended) have both 
been amended so that they continue to operate effectively now that the transition period has ended 
and the UK has completed its exit from the EU. 
 
The changes that are now in force have been made by the Conservation of Habitats and Species 
(Amendment) (EU Exit) Regulations 2019. The changes ensure the strict protections afforded to sites, 
habitats and species as derived from the EU Habitats and Wild Birds directives continue. Most of 
these changes involve transferring functions from the European Commission to the appropriate 
authorities in England and Wales. 
 
All other processes (such as HRA) and terms (such as SACs, SPAs and European Sites) found in the 
2017 Regulations remain unchanged and existing guidance is still relevant.  Natural England note 
that your HRA makes reference to ‘Natura 2000’ sites, please cross reference your HRA screening 
scoping with new current guidance. 
 
Defra and Welsh Government have published their new HRA Guidance on GOV.UK at  
https://www.gov.uk/guidance/habitats-regulations-assessments-protecting-a-european-site.    
Accompanying this is a new derogation notice template for competent authorities to use 
https://www.gov.uk/government/publications/habitats-regulations-assessment-derogation-notice  . 
 
In addition there is also new guidance for competent authorities on their duty to help protect, conserve 
and restore European sites https://www.gov.uk/guidance/duty-to-protect-conserve-and-restore-
european-sites (which covers the obligations derived from articles 6.1/6.2 of the habitats directives 

                                                
1 International sites include: Special Protection Areas (SPAs); Special Areas of Conservation (SACs) and Ramsar sites1.  National sites 

include Sites of Special Scientific Interest (SSSIs) and National Nature Reserves (NNRs) Local sites include wildlife Sites or geological 
sites (a variety of terms are in use for local sites). 
2 The following wildlife sites should also be given the same protection as European sites: potential SPAs, possible SACs, listed or proposed Ramsar 
sites and sites identified, or required, as compensatory measures for adverse effects on European sites 

http://www.legislation.gov.uk/uksi/2019/579/contents/made
http://www.legislation.gov.uk/uksi/2019/579/contents/made
https://www.gov.uk/guidance/habitats-regulations-assessments-protecting-a-european-site
https://www.gov.uk/government/publications/habitats-regulations-assessment-derogation-notice
https://www.gov.uk/guidance/duty-to-protect-conserve-and-restore-european-sites
https://www.gov.uk/guidance/duty-to-protect-conserve-and-restore-european-sites
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which from part of the general regulation 9 duty).  
 
Natural England agrees with the approach taken to assess European sites within and extending 
beyond the county boundary.  Reviewing the information provided we agree that all European sites 
have been identified correctly for HRA screening. 
 
4.4  The HRA makes an assumption that only sites within the county boundary will result in physical 
damage or loss of habitat, however, increase in recreational pressure can lead to physical damage 
on the features for which European sites are designated for.  Natural England suggest further work is 
required to understand the level of recreational pressure outside the county boundary to assess likely 
significant effect of its plan and policies.  This is evident in paras 4.41 – 4.46 of your HRA. 
 
4.23  Water voles are a distinctive/typical species supported by the River Avon SAC habitat.  A 
water vole mitigation strategy should be discussed and agreed with Natural England. Similarly, otters 
also make an important contribution to the structure, function and/or quality of the SAC habitat, and 
the EIA will fully assess the impacts of the scheme on this species.  This should be noted within the 
HRA. 
 
4.34  Natural England support the application of this guidance and notes the inclusion of an in-
combination assessment for air pollution.  
 
4.39  Natural England advises that the final pool of assessment sites at Salisbury (namely site 6) 
has potential to increase traffic on the surrounding road network particularly the A338 and A36 both 
of which are at various points within 200m of the River Avon SAC.  Natural England advise scoping 
in air pollution when considering impacts on the River Avon SAC and continuing to the Appropriate 
Assessment stage. 
 
Increases in housing in settlement area such as Bradford-on-Avon, Corsham, Marlborough and 
Trowbridge will lead to increase vehicle movement in areas near or next to internationally designated 
sites notified for habitats that are sensitive to changes in air quality and should be assessed.  
 
4.40  Requires clarification. 
 
4.47  Natural England note that site 1 (SHELAA reference 662) is within 7km of Pewsey Down SAC. 
Increase housing within Devizes has potential to increase recreational disturbance at this designation.  
Natural England therefore consider that Pewsey Downs SAC should not be scoped out and should 
continue to the Appropriate Assessment stage  
 
Table 4.2 noted required change to ZOI for North Meadow and Clattinger Farm SAC (NE have agreed 
a reasonable precautionary figure) 
 
Natural England is confirming the ZOI for Cotswold Beechwoods. 
 
Internationally Designated Sites Strategic Solutions 
Trowbridge Bats SPD (Bath and Bradford on Avon Bat SAC) 
The Trowbridge Bat Mitigation Strategy (TBMS) SPD was adopted in February 2020 to assess the 
assist developers in assessing the potential impacts on Wiltshire’s bat populations and to assess the 
impacts of future housing within the Wiltshire Housing Site Allocation Plan.   
 
Natural England advises that additional sites proposed will needs to be assessed in relation to TBMS 
and subsequently their impacts on the Bath and Bradford on Avon Bat SAC. 
 
In particular the local plan must give consideration for its ability to contribute to the potential 
designation of Trowbridge Woods SSSI.  TBMS is underpinned by an evidence base dating back to 
2005 which gives us an understanding of the history of usage by bats in the Trowbridge area.  Natural 
England advise that this evidence base requires updating to further consider the use of functionally 
linked habitat, specifically the area known as the Hilperton Gap, by bats species in the south of 
Trowbridge to the North West and the wider impacts on the Bath and Bradford on Avon Bat SAC.   
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River Avon SAC 
Natural England recognises the requirement to amend this policy in light of recent agreement between 
Natural England the Environment Agency, Wessex Water and Wiltshire council. We recognise the 
challenges faced with conformity with NPPF to conserve and enhance the special qualities of the 
River Avon SAC and delivering government driven housing targets.  Natural England acknowledge 
the councils drive to work collaboratively with partners to promote nutrient neutral development within 
the River Avon system catchment in a joint partnership to achieve favourable conservation status.   
 
The agreed strategic solution for ensuring residential developments achieve phosphorous neutrality 
on the River Avon is a matter for the Wiltshire Council who have undertaken to underwrite the scheme, 
not Natural England.  Proposals that are accepted by your Council into the mitigation strategy may 
rely on the standard Appropriate Assessment that has previously been agreed by Natural England. 
However, those developments that your Council considers ineligible for the agreed strategic approach 
will require a bespoke Appropriate Assessment completed by the competent authority in accordance 
with Regulation 63 of the Conservation of Species and Habitats Regulations 2017 (as amended).  
 
Consideration will also need to be given to the additional pressure on water resources in the future, 
in particular with climate change and the increasing trend for consecutive dry summers to impact on 
the river ecology. In the future it may be that Wessex Water needs to take further action to reduce 
abstraction at these sensitive times to protect the River Avon SAC. 
     
Salisbury Plain SPA 
Since this plan considers further sites for assessment will result in a net increase in residential 
accommodation, impacts to the Special Protection Area(s) and Ramsar Site(s) may result from 
increased recreational disturbance. Your authority has measures in place to manage these potential 
impacts through the agreed strategic solution which we consider to be sound.   
 
Subject to the appropriate financial contribution being secured, Natural England is satisfied that the 
proposal will mitigate against the potential recreational impacts of the development on the site(s).  
 
North Meadow and Clattinger Farm SAC 
Through the work with Swindon BC on their local plan review it has been determined that recreational 
disturbance is impacting upon the notified features of North Meadow and Clattinger Farm SAC.  
Discussions with Swindon BC, Cotswold DC, Wiltshire council and NE are ongoing.  LUC are 
developing the evidence base to underpin a strategic solution for North Meadow and Clattinger Farm 
SAC.   
 
In respect of this SAC we acknowledge the provisional status of the 7km threshold applied for 
screening purposes. Given the precautionary nature of assessment under the Habitats Regulations it 
is important to state this distance threshold will need to be reviewed once up to date visitor survey 
information is available. 
 
New Forest International sites 
Natural England advises that all sites within the zone of influence of the New Forest SAC, SPA and 
Ramsar site will need to avoid recreational impacts.  We welcome further discussion on how the 
council should approach this. 
 
 

Interim Sustainability Appraisal 
In our view, the Sustainability Appraisal provides a fair and detailed assessment of the sustainability 
performance of the priorities, building blocks, guiding principles and various policy and locational 
options for accommodating growth and new development. It identifies a number of aspects that could 
be strengthened and makes recommendations for subsequent stages of the local plan, all of which 
Natural England would support, particularly with respect to making more explicit the role of GI in 
addressing the effects of climate change and the health benefits of enhancing access to green space 
and active travel.  
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Natural England understands that Wiltshire council are aware of recreational pressure on designated 
sites, we recommend that strategic approaches to mitigating and managing this issue should be 
discussed with New Forest DC to meet the duty to cooperate. Designated sites and landscapes are 
the heart of nature recovery and ecological networks and we consider that the issue of recreation on 
these assets is significant and will require more specific consideration in the SA and HRA as part of 
the local plan review. 
 
Given the challenge of meeting raised ambitions across many of the Plan’s priorities, the SA is an 
important tool for furthering integration of objectives and policies and helping to avoid ‘trade-offs’ 
between what can be viewed as conflicting goals. 
 
Based on the level of assessment carried in conjunction with the final pool of potential sites for further 
detailed assessment Natural England offer the following comments. 
 
 

Empowering rural Communities 
Revised Core Policy 44 
iv. Suggest bolstering, ‘development will not negatively impact upon national and international 
biodiversity and landscape designations’.  Rural exception sites should also provide net gains for 
biodiversity and where adverse impacts on landscape designations are unavoidable then 
appropriate compensation measures that will help deliver the objectives of the AONB management 
plan should be sought.  
 
 

Addressing climate change and biodiversity net gain through the Local Plan – raising the 
ambition 

 
The Local Plan should consider climate change adaption and recognise the role of the natural 
environment to deliver measures to reduce the effects of climate change, for example urban tree 
planting to moderate heat island effects.  In addition factors which may lead to exacerbate climate 
change (through more greenhouse gases) should be avoided (e.g. pollution, habitat fragmentation, 
loss of biodiversity) and the natural environment’s resilience to change should be protected.  Green 
Infrastructure and resilient ecological networks play an important role in aiding climate change 
adaptation. 
 
See appendix A for further detail on how to integrate climate change adaptation into the local plan. 
 
Policy Theme 1 – Tackling Flood Risk and Promoting Sustainable Water Management 
Natural England strongly recommends that all new development adopt the higher standard of water 
efficiency under the Building Regulations (which equates to 110 litres /head/day including external 
water use) and re-use in line with best practice.  
 
Natural England supports the use of multi-functional retro fitted SuDS.  The management of surface 
water run-off through well designed wetlands can be used as an opportunity to improve the quality 
of GI and create biodiverse areas. The options that exist include balancing pools, wetlands (often in 
the form of filtration reedbeds), ditch systems, swales, rain gardens and permeable surfaces. Water 
input can come from any part of a site, including roofs, and may be of a cleaner quality that in 
surrounding urban or agricultural settings, allowing the creation of high quality wetland and aquatic 
habitat. SUDs for new development and retro fitted SUDs to existing urban areas can also play a 
useful role in reducing nutrient pollution to water courses. 
 
Such habitat can also serve pollinators in a number of ways. The larvae of many pollinators develop 
in shallow water, wet mud or the vegetation associated with water margins. Water margins can also 
be very flowery habitats featuring plants such as Angelica, Water Mint, Gypsywort, Yellow Iris, 
Greater Bird's-foot Trefoil, Marsh Woundwort, Great Willow herb and a variety of willows. As such, 
they have the potential to act as hotspots of pollinator activity from spring until early autumn. SuDS 
can also buffer against the effect of prolonged summer droughts, providing damp flowery habitats 
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when that of the surrounding landscape has disappeared. If they are combined with low topography, 
they can also provide opportunities for ground nesting bees and wasps.   
 
. The requirement to use a SuDS should be built into the specification of a new development 
scheme from the outset. A good online accounts of how SuDS can be designed for wildlife are 
available from the  
 
RSPB/WWT : https://www.rspb.org.uk/Images/SuDS_report_final_tcm9-338064.pdf 
 
Policy Theme 2 – Enhancing Green/ Blue Infrastructure (GBI) and biodiversity 
Green infrastructure refers to the living network of green spaces, water and other environmental 
features in both urban and rural areas. It is often used in an urban context to provide multiple benefits 
including space for recreation, access to nature, flood storage and urban cooling to support climate 
change mitigation, food production, wildlife habitats and health & well-being improvements provided 
by trees, rights of way,  parks, gardens, road verges, allotments, cemeteries, woodlands, rivers and 
wetlands. The economic value of urban parks is now increasing understood, for example: 
 
 https://thelandtrust.org.uk/the-land-trust-charitable-aims/thebenefits/ 
 
More recent studies have also been completed for the parks within the Bournemouth conurbation. 
 
Green infrastructure is also relevant in a rural context, where it might additionally refer to the use of 
farmland, woodland, wetlands or other natural features to provide services such as flood protection, 
carbon storage or water purification. 
 
A strategic approach for green infrastructure is required to ensure its protection and enhancement, 
as outlined in para 171 of the NPPF.  Green Infrastructure should be incorporated into the plan as a 
strategic policy area, supported by appropriate detailed policies and proposals to ensure effective 
provision and delivery. Evidence of a strategic approach can be underpinned by Green Infrastructure 
Strategy.  We encourage the provision of green infrastructure to be included as a specific policy in 
the Local Plan or alternatively integrated into relevant other policies, for example biodiversity, green 
space, flood risk, climate change, reflecting the multifunctional benefits of green infrastructure. 
 
The Plan should set out a strategic approach, planning positively for the creation, protection, 
enhancement and management of networks of biodiversity. Where appropriate there should be 
consideration of geodiversity conservation in terms of any geological sites and features in the wider 
environment. 
 
A strategic approach for networks of biodiversity should support a similar approach for green 
infrastructure (outlined below).  Planning policies and decisions should contribute and enhance the 
natural and local environment, as outlined in para 170 of the NPPF.  Plans should set out the approach 
to delivering net gains for biodiversity.   
 
Net gain for biodiversity should be considered for all aspects of the plan and development types, 

including transport proposals, housing and community infrastructure.  The plan’s approach to 

biodiversity net gain should be compliant with the mitigation hierarchy, as outlined in paragraph 175 
of the NPPF ensuring that the loss of priority habitats is where possible avoided. The policy should 
also ensure that biodiversity net gain is not applied to irreplaceable habitats and should also make 
clear that any mitigation and/or compensation requirements for European sites should be dealt with 
separately from biodiversity net gain provision.  
 
Policies and decisions should first consider options to avoid adverse impacts on biodiversity from 
occurring. When avoidance is not possible impacts should be mitigated and finally, if there is no 
alternative, compensation provided for any remaining impacts. Biodiversity net gain should be 
additional to any habitat creation required to mitigate or compensate for impacts. It is also important 
to note that net gains can be delivered even if there are no losses through development. 
 
We advise the local plan should make provision for development of a specific Supplementary Planning 

https://www.rspb.org.uk/Images/SuDS_report_final_tcm9-338064.pdf
https://thelandtrust.org.uk/the-land-trust-charitable-aims/thebenefits/
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Document on net gain that will outline in detail Council expectations of developers and mechanisms 
for delivery, as well as ensuring net gain is delivered in a suitably strategic way. Natural England 
would be happy to engage with the Council on implementing net gain into local policy and to advise 
further on the development of such a SPD. 
 
Please note that Biodiversity Metric 3.0 is due to be published in Spring 2021, which will supersede 
Biodiversity Metric 2.0. We advise that the policy is updated accordingly and that this metric is used 
to measure gains and losses to biodiversity resulting from development, and implement development 
plan policies on biodiversity net gain. Net gain specifically should derive strictly from habitat 
enhancement and creation, required as calculated using the metric, to be in line with para 174(b) of 
the NPPF which requires biodiversity net gains to be measurable. 
 
Policy Theme 3 – Sustainable Design and Construction in the Built Environment 
Natural England asks the council to consider providing a supplementary planning document that 
details guidance on how the relevant policies in the Wiltshire local plan will be applied to planning 
applications.  
 
The guide is an important (material) consideration in helping to make decisions about planning 
applications. The information and guidance will be of particular use to developers, agents and 
architects looking to promote development sites in Wiltshire. It should provide practical advice to 
help developers comply with the Wiltshire Plan’s sustainable design and construction requirements.  
 
This guide should be read alongside other planning documents, in particular the Wiltshire Core 
Strategy, the Local Transport Plan and the councils emerging strategy papers for both GBI and 
Climate.  
 
Policy Theme 4 – Sustainable Energy Generation and Management 
Natural England support this policy theme.   We support the requirement for new housing and 
commercial developments to include sustainable energy generation.   
 
Natural England supports favoured policy for sustainable energy generation.  This is consistent with 
the council’s announcement of climate emergency.  It should be made clear that green energy 
production although favoured does not override the ecological mitigation hierarchy and 
developments should not be counter intuitive to the recovery of nature. We recommend that the 
council identifies sites to put forward for sustainable energy generation and assess them under 
SA/SEA regulations and Habitats directives. 
 
Policy Theme 5 – Sustainable Transport and Air Quality 
We would expect the plan to address the impacts of air quality on the natural environment. In 
particular, it should address the traffic impacts associated with new development, particularly where 
this impacts on European sites and SSSIs.  The environmental assessment of the plan (SA and HRA) 
should also consider any detrimental impacts on the natural environment, and suggest appropriate 
avoidance or mitigation measures where applicable. 
 
Natural England advises that one of the main issues which should be considered in the plan and the 
SA/HRA are proposals which are likely to generate additional nitrogen emissions as a result of 
increased traffic generation, which can be damaging to the natural environment.  
 
The effects on local roads in the vicinity of any proposed development on nearby designated nature 
conservation sites (including increased traffic, construction of new roads, and upgrading of existing 
roads), and the impacts on vulnerable sites from air quality effects on the wider road network in the 
area (a greater distance away from the development) can be assessed using traffic projections and 
the 200m distance criterion followed by local Air Quality modelling where required. We consider that 
the designated sites at risk from local impacts are those within 200m of a road with increased 
traffic3, which feature habitats that are vulnerable to nitrogen deposition/acidification. APIS provides 

                                                
3 The ecological effects of diffuse air pollution (2004) English Nature Research Report 580 

Design Manual for Roads and Bridges Volume 11, Section 3 Part 1 (2007), Highways Agency  

http://www.apis.ac.uk/
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a searchable database and information on pollutants and their impacts on habitats and species. 
 
NPPF 181 states planning policies and decisions should sustain and contribute towards compliance 
with relevant limit values or national objectives for pollutants, taking into account the presence of Air 
Quality Management Areas and Clean Air Zones, and the cumulative impacts from individual sites in 
local areas. Opportunities to improve air quality or mitigate impacts should be identified, such as 
through traffic and travel management, and green infrastructure provision and enhancement. So far 
as possible these opportunities should be considered at the plan-making stage, to ensure a 
strategic approach and limit the need for issues to be reconsidered when determining individual 
applications. Planning decisions should ensure that any new development in Air Quality 
Management Areas and Clean Air Zones is consistent with the local air quality action plan. 
 
Priority habitats, ecological networks and priority and/or legally protected species 
populations  
The Local Plan should be underpinned by up to date environmental evidence.  This should include an 
assessment of existing and potential components of local ecological networks.  This assessment 
should inform the Sustainability Appraisal, ensure that land of least environment value is chosen for 
development, and that the mitigation hierarchy is followed and inform opportunities for enhancement 
as well as development requirements for particular sites.  
 
Priority habitats and species are those listed under Section 41 of the Natural Environment and Rural 
Communities Act, 2006 and UK Biodiversity Action Plan (UK BAP).  Further information is available 
here: Habitats and species of principal importance in England.  Local Biodiversity Action Plans 
(LBAPs) identify the local action needed to deliver UK targets for habitats and species. They also 
identify targets for other habitats and species of local importance and can provide a useful blueprint 
for biodiversity enhancement in any particular area.  
 
Protected species are those species protected under domestic or European law. Further information 
can be found here Standing advice for protected species. Sites containing watercourses, old buildings, 
significant hedgerows and substantial trees are possible habitats for protected species. 
 
Ecological networks are coherent systems of natural habitats organised across whole landscapes so 
as to maintain ecological functions. A key principle is to maintain connectivity - to enable free 
movement and dispersal of wildlife e.g. badger routes, river corridors for the migration of fish and 
staging posts for migratory birds. Local ecological networks will form a key part of the wider Nature 
Recovery Network proposed in the 25 Year Environment Plan. Where development is proposed, 
opportunities should be explored to contribute to the enhancement of ecological networks. 
 
Planning positively for ecological networks will also contribute towards a strategic approach for the 
creation, protection, enhancement and management of green infrastructure, as identified in paragraph 
171 of the NPPF.   
 
Where a plan area contains irreplaceable habitats, such as ancient woodland, ancient and veteran 
trees, there should be appropriate policies to ensure their protection. Natural England and the Forestry 
Commission have produced standing advice on ancient woodland, ancient and veteran trees.  
 
 

Comments on Principle Settlements and Market town site selection reports 
 

General comments on final proposed sites for assessment 
During the site appraisal stage and before selecting which sites to take forward as allocations in the 
plan, the following may be useful to ensure opportunities for biodiversity net gain are secured:  

 Does the site present significant risks to biodiversity? If so, have alternative sites with lesser 
impacts been explored?  

 What site specific recommendations can help delivery biodiversity net gain, for example 
what further survey work may be required at the planning application stage?  

 Whether the site can accommodate on-site biodiversity net gain provision or whether there is 
a need for off-site contributions? What types of habitat creation or enhancement are most 

http://webarchive.nationalarchives.gov.uk/20140711133551/http:/www.naturalengland.org.uk/ourwork/conservation/biodiversity/protectandmanage/habsandspeciesimportance.aspx
https://www.gov.uk/guidance/protected-species-and-sites-how-to-review-planning-proposals
https://www.gov.uk/ancient-woodland-and-veteran-trees-protection-surveys-licences
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appropriate?  

 Does there need to be any restrictions on the type of development that will be acceptable or 
particular parts of the site that should be not be developed?  

  
During the site selection process, potential sites should be judged in accordance with all policies in 
the NPPF, including selecting land with the least environmental value, where consistent with other 
policies. The Biodiversity Metric can be useful during this process to understand the opportunities 
on a site, test indicative biodiversity net gains and to ensure sites of high biodiversity value are not 
selected.  
 
Natural England encourages developers, promoting sites for inclusion in the plan to use its 
Discretionary Advice Service, to discuss opportunities for biodiversity net gains on individual sites. 
This helps to ensure evidence is provided and appropriate ways to deliver biodiversity net gain can 
be included in site allocations if they progress. This can also help speed up the planning application 
stage. Further details on Natural England’s Discretionary Advice Service is provided here. 
 
Protected Landscapes – general comments 
All development allocations, including those within settlements, should carefully consider impacts on 
the landscape and scenic beauty of the Protected Landscape (PL), including cumulative impacts 
and impacts on the settings of PL to ensure the highest status of protection is given to the PL, in line 
with NPPF para 172. We request that a Landscape and Visual Impact Assessment (LVIA) is carried 
out for allocations, particularly those outside of existing settlement boundaries, to assess the 
impacts on the character of the landscape and the visual impacts. Whilst such a LVIA would not be 
as detailed as one for a planning application, sufficient information e.g. on visual baseline, number 
of dwellings and key viewpoints are required to inform our advice. Allocations within the existing 
built up area may also benefit from a LVIA e.g. where extensive green spaces contribute to the 
character of the settlement, particularly when viewed from high points in an AONB and such views 
are recognised as one of the special qualities of the PL. 
 
All development within PLs or their settings should:  

 respect and enhance local landscape character;  

 be of the highest design quality;  

 include appropriate green infrastructure;  

 incorporate appropriate enhancement measures e.g. landscape enhancement or access 
improvements, in line with the relevant NP/AONB Management Plan or local landscape 
character assessment. Biodiversity net gain should also be delivered (in line with a local plan 
policy/other local strategy). 

 
Planning for Amesbury 
Site 2 (SHELAA reference 3186)  
Natural England advises this site supports a mixed area of both Deciduous Woodland and Lowland 
Fen (HQ7) registered under the Priority Habitat Index, we would advise that this site demonstrates 
significant sensitives and should not be taken forward for further detailed assessment to allocate 
housing.  Please above comment on Priority habitats and species. 
 
Site 3 (SHELAA reference S1054 & S1010)  
Natural England does not hold any site specific survey data but the land at this site is highlighted 
provisionally as Grade 3 in the Agricultural Land Classification (ALC).  Natural England advise that 
proposals at this site should not be permitted in the absence of site specific soil surveys to determine 
whether soils qualify as Best and Most Versatile (3a).  Please refer to comment on soils and ALC 
below. 
 
Planning for Bradford on Avon 
Site 3 (SHELAA reference 739) 
Natural England recognises that part of this site falls within flood risk zones 2 and 3.  As a registered 
greenspace further consideration should be given to biodiversity value of this site and whether 
restoration/enhancement to priority habitats would be more appropriate.  If this site should be 
successful in the next round of analysis then compensation should be considered for the degradation 
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or loss of a GI asset. 
 
 
  
Planning for Calne 
Site 2 (SHELAA reference 495 & 3610) 
Individually this site may not demonstrate harm however cumulative impacts with site 3 and 4 may 
have potential to significantly impact on the setting of North Wessex downs AONB. 
 
Site 3 (SHELAA reference 488, 489, 451 & 3168) 
Individually this site may not demonstrate harm however cumulative impacts with site 2 and 4 may 
have potential to significantly impact on the setting of North Wessex downs AONB. 
 
Site 4 (SHELAA reference 3642, 487, 1104 ((a, b, and c)) 
These sites represent a large increase in the overall settlement boundary to Calne.  This represents 
a major encroachment on the boundary of the North Wessex Downs AONB.  Natural England concurs 
with the SHELAA conclusion that development at this site is unlikely to be mitigated and would pose 
significant harm to the characteristics of the AONB. 
 
The gravel pits to the North of these combines sites provide evidence that land in this area is of 
particular value in terms of soils.  Natural England holds specific survey data to demonstrate that soil 
at the gravel pit north are Grade 1 and 2 on the ALC.  Please use the provided link for respective soil 
report and maps. 
 
This would suggest that neighbouring land is of similar quality and should be safeguarded according 
to NPPF 170/171 and 118. Please see detail provided below on soils  
 
All of the site above should be assessed individually and cumulatively for impacts on the North 
Wessex Downs AONB. 
 
Planning for Corsham 
All sites at Corsham have potential to impact on Bath and Bradford on Avon Bat SAC, sites 5 and 6 
are also in close proximity to the Box Mine SSSI which is linked to the Bat SAC.  Further detailed 
assessment is required for these sites so as to ensure that adverse impacts on habitat features that 
are used by bat species linked to the Bat SAC are avoided.  Natural England notes the SAs conclusion 
that high level of growth are likely to have a significant adverse effect on biodiversity. 
 
Site 5 (SHELAA reference 3034) This site extends beyond the built environment into priority habitat 
that is nestled between Corsham Railway Cutting SSSI and Box Mine SSSI a component SSSI of the 
International Bath and Bradford on Avon Bat SAC.   
 
This site also encroaches on the Cotswolds AONB and in the absence of LVIA and based on the 
information provided Natural England does not support this site. 
 
Planning for Chippenham 
Site 1 (SHELAA reference 506b) This site demonstrates increased value for soils, Natural England 
holds specific survey data to demonstrate that soils at this location are of Best and Most Versatile 
quality at ALC Grade 3a. When assessing this site further consideration should be given to the sites 
value to contribute to Wiltshire councils Climate strategy through carbon sequestration in soils. 
 
Planning for Devizes 
Site 1 (SHELAA reference 662) is directly adjacent to the North Wessex Downs AONB (consider 
advice above on development within the setting) and would encroach into an open landscape which 
although outside the AONB falls very much within this open downland landscape. To the North east 
a section of Pylons are part of a programme with National Grid to be undergrounded in the AONB, 
this will further enhance the open landscape. 
 
This site would also restrict movement of mobile species in Lay Wood from the wider landscape to 

http://publications.naturalengland.org.uk/publication/6247248928178176
http://publications.naturalengland.org.uk/publication/5111982393917440


Page 11 of 16 
 

the East. 
 
Natural England in concurrence with the AONB and in the absence of LVIA does not support this 
site. 
 
Site 2 (SHELAA reference 693a and 693b)  As above this proposed site is directly adjacent to the 
AONB and having visited the site Natural England believe that this site poses the same restrictions 
as the site excluded from further assessment (SHELAA reference 549a).  In the absence of LVIA 
Natural England therefore does not concur with the landscape assessment of 693a and 693b and 
does not support this site. 
 
Site 3 (SHELAA reference 624) as above, this site is considered within the setting but it is believe 
through sensitive design impacts could be mitigated.  Design would also have to take into account 
and where possible enhance the value of nearby allotment as a GI asset.   
 
Planning for Malmesbury 
Sites 4 and 5 (respective SHELAA references 691 and 502) both of these sites are in the setting of 
the Cotswolds AONB.  Please see general commentary on proposed site allocations within the setting 
of nationally protected landscapes. 
 
In the absence of LVIA Natural England does not concur with the SHELAA assessment for landscape. 
 
Planning for Marlborough 
It is unclear whether development in Marlborough will have an effect on water abstraction in the 
Kennet and Lambourn catchment, further consideration is required when considering allocation sites 
in this area and whether Water Quantity and the impacts on the Kennet and Lambourn SAC.   
 
Site 1 (SHELAA reference 660 and 661) this site is within close proximity to the River Kennet SSSI 
and proposals should demonstrate how impacts will be avoided, if avoidance cannot be achieved 
mitigation should be sought.  Applications should be accompanied with a flood risk assessment 
(FRA) highlighting how Greenfield run off rates will be maintained to ensure no impact on the River 
Kennet SSSI. 
 
Development submissions at this site should be accompanied with Landscape Visual Impact 
Assessment (LVIA) to assess the impacts on the AONB.   
 
The current visualisation (plan) within the NDP appears to neglect the value of the SSSI designation 
and does not demonstrate the particular requirement to avoid impacts.  Natural England advise all 
impacts should be assessed before a masterplan is developed and agreed in consultation with 
Wiltshire Council and Natural England. 
 
Site 2 (SHELAA reference MA2). The Eastern boundary of this site is dominantly priority habitat (see 
above advice on priority habitats and species).  
 
The area around Savernake SSSI and specifically the disused railway tunnel has demonstrated that 
the Savernake SSSI is a nationally important Bat hibernation site and is of national importance for an 
internally protected bat species such as Natterers. Site 2 would constrain opportunities for improving 
landscape scale connectivity for the important bat populations as well as other key species (e.g. Duke 
of Burgundy and dormice etc).  Natural England do not therefore support this site as an allocation in 
Marlborough. 
 
Planning for Royal Wooton Bassett 
Site 7 (SHELAA reference incomprehensible possible 498) Contains Wootton Bassett Mud Springs 
SSSI designated for its fluvial geomorphology.  Further consideration/assessment for this designation 
is required before allocating in the local plan. 
 
Planning for Salisbury 
General comment on development in Salisbury 

https://designatedsites.naturalengland.org.uk/PDFsForWeb/Citation/2000163.pdf
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The council needs to consider whether development at the proposed allocation sites fits within the 
strategic solution for the River Avon SAC catchment.  For those sites that do not fit within the councils 
criteria for consideration in the strategic AA proposals will be required to demonstrate nutrient 
neutrality.   
 
All sites considered in the final pool for assessment have potential to impact on the River Avon 
International Site. 
 
Sites 6, 7 and 8 will also need to consider recreational impacts on the New Forest International site. 
 
Sites 6 (SHELAA S159 ) is directly adjacent to East Harnham Meadows SSSI, development at this 
site and potential impacts from recreational and air quality on the grassland communities should be 
considered prior to allocation. 
 
Natural England holds site specific reports and maps highlighting the value the site contributes to the 
councils objective to become carbon neutral by 2030.  This site is valued as Grade 2 Best and Most 
versatile soils in the Agricultural Land Classification.  Please see general comments on the value of 
soils below. 
 
Natural England has been made aware that this site demonstrates significant issue with surface and 
ground water, based on this evidence we do not concur with the Stage 2 assessment for flood risk. 
 
Natural England does not concur with the SA scoring for biodiversity, we believe that the sites 
proximity international and nationally designated sites, it’s sensitivities to water run-off and ground 
water change do not represent a minor adverse effect.  Natural England would consider this is likely 
to be major and the scoring should be reassessed. 
 
Based on the information available Natural England does not support progressing this site as a 
preferred option site. 
 
Site 7 (SHELAA 3423, 3461)  
Alone this site may not represent a concern, however when combined with site 6 there may be an 
increase in local recreation pressure on the nearby accessible Britford Water Meadows SSSI.  
Development of this site would also lead to the ecological isolation of a nearby local wildlife site. Any 
allocation would need to ensure these potential impacts are avoided through design and support for 
the management of recreational activity on the SSSI. 
 
Site 8 (SHELAA reference 3421) similarly to site 7 mentioned above the inclusion of this site isolates 
a local wildlife site.  Cumulative impacts are factored in to the SA scoring and should be amended 
and adjusted accordingly. 
 
Planning for Tidworth and Ludgershall 
Site 1 (SHELAA reference 3498) Is within the setting of the North Wessex Downs AONB. Please see 
general comments on landscape and development within the setting of nationally designated 
landscapes.  A site visit around this site has led to the determination that LVIA is required to determine 
the impacts development would have on the AONB however Natural England considers that part of 
this site could deliver housing, whilst part could form a valuable buffer to the AONB 
 
Sites 4 and 5 are considered major allocations and stage 4 assessment should be accompanied with 
LVIA. 
 
Site 5 (SHELAA references 2064, 2065, 2066) contain a significant area of deciduous woodland 
(namely the Newdrove Plantation) proposal at this site should aim to retain priority habitat and aim to 
enhance the ecosystems services provided.  Natural England advise that this cluster of sites should 
be accompanied with an overarching masterplan that integrates multi-functional green infrastructure. 
 
Planning for Trowbridge 
Natural England notes the final pool of assessment sites.  It is noted that sites 4, 5 and 6 demonstrate 

https://designatedsites.naturalengland.org.uk/SiteDetail.aspx?SiteCode=S2000175&SiteName=east%20harnham&countyCode=&responsiblePerson=&SeaArea=&IFCAArea=
http://publications.naturalengland.org.uk/publication/6551028777353216
https://designatedsites.naturalengland.org.uk/SiteDetail.aspx?SiteCode=S1002342&SiteName=britford&countyCode=&responsiblePerson=&SeaArea=&IFCAArea=
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potential issues for bat species.  Both preferred sites (4 and 5) are within a medium risk area known 
as the Hilperton Gap and would constrain opportunities for landscape scale ecological connectivity 
with the Kennet and Avon Canal. 
 
Further assessment of all three site individually and cumulatively on important bat populations is 
required before Natural England can make a determination on the suitability of these proposed 
allocation sites for the area of Trowbridge. 
 
Planning for Warminster 
Site 9 (SHELAA reference 3676) encroach in the rural landscape and appears to impact on ecological 
connectivity in the locality.  Further assessment required to determine impacts on mobile species and 
overall biodiversity impact. 
 
All proposed allocation fall within the zone of influence for the Salisbury Plain SPA strategic solution. 
 
Planning for Westbury 
Site 6 (SHELAA reference 1011) The Proposals for a bypass to the east of Westbury were rejected 
by inspector on the grounds of unacceptable landscape impact.  As such, on the face of it, this 
proposal would seem to be at least as damaging, to meet a need that could be accommodated 
elsewhere.   
 
We welcome that this has been noted in the Site selection report, and advise that a LVIA is undertaken 
to assess the impact in detail.   
 
Site 10 (SHELAA reference) As stated this site has a good network or PRoW and proposals would 
need to demonstrate no net detriment to the local GI asset.   
 
Further advice 
Green Roofs 
Natural England is supportive of the inclusion of living roofs in all appropriate development. Research 
indicates that the benefits of green roofs include reducing run-off and thereby the risk of surface water 
flooding; reducing the requirement for heating and air-conditioning; and providing habitat for wildlife. 
 
We would advise your council that some living roofs, such as sedum matting, can have limited 
biodiversity value in terms of the range of species that grow on them and habitats they provide. Natural 
England would encourage you to consider the use of bespoke solutions based on the needs of the 
wildlife specific to the site and adjacent area. I would refer you to http://livingroofs.org/ for a range of 
innovative solutions. 
 
Access and Rights of Way 
Natural England advises that the Plan should include policies to ensure protection and enhancement 
of public rights of way and National Trails, as outlined in paragraph 98 of the NPPF.  Recognition 
should be given to the value of rights of way and access to the natural environment in relation to 
health and wellbeing and links to the wider green infrastructure network.  The plan should seek to link 
existing rights of way where possible, and provides for new access opportunities.  The plan should 
avoid building on open space of public value as outlined in paragraph 97 of the NPPF.   
 
The plan should make provision for appropriate quantity and quality of green space to meet 
identified local needs as outlined in paragraph 96 of the NPPF.  Natural England’s work on 
Accessible Natural Greenspace Standard (ANGSt) may be of use in assessing current level of 
accessible natural greenspace and planning improved provision. 
 
Soils 
Soil and Agricultural Land Quality  
The Local Plan should give appropriate weight to the roles performed by the area’s soils. These 
should be valued as a finite multi-functional resource which underpin our wellbeing and prosperity. 
Decisions about development should take full account of the impact on soils, their intrinsic character 
and the sustainability of the many ecosystem services they deliver, for example: 

http://livingroofs.org/
http://webarchive.nationalarchives.gov.uk/20140605090108/http:/www.naturalengland.org.uk/regions/east_of_england/ourwork/gi/accessiblenaturalgreenspacestandardangst.aspx
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1. Soil is a finite resource that fulfils many important functions and services (ecosystem 
services) for society; for instance as a growing medium for food, timber and other crops, as a 
store for carbon and water, as a reservoir of biodiversity and as a buffer against pollution. It is 
therefore important that the soil resources are protected and used sustainably. The Natural 
Environment White Paper (NEWP) 'The Natural Choice: securing the value of nature' (Defra, 
June 2011), emphasises the importance of natural resource protection, including the 
conservation and sustainable management of soils, for example: 

 A Vision for Nature: ‘We must protect the essentials of life: our air, biodiversity, soils and 
water, so that they can continue to provide us with the services on which we rely’ 
(paragraph 2.5). 

 Safeguarding our Soils: ‘Soil is essential for achieving a range of important ecosystem 
services and functions, including food production, carbon storage and climate regulation, 
water filtration, flood management and support for biodiversity and wildlife’ (paragraph 
2.60).  

 ‘Protect ‘best and most versatile’ agricultural land’ (paragraph 2.35).  
 

2. The conservation and sustainable management of soils also is reflected in the National 
Planning Policy Framework (NPPF), particularly in paragraphs170 and 171. When planning 
authorities are considering land use change, the permanency of the impact on soils is an 
important consideration. Particular care over planned changes to the most potentially 
productive soil is needed, for the ecosystem services it supports including its role in 
agriculture and food production. Plan policies should therefore take account of the impact on 
land and soil resources and the wide range of vital functions (ecosystem services) they 
provide in line with paragraph 118 of the NPPF, for example to: 

 

 Safeguard the long term capability of best and most versatile agricultural land (Grades 1, 
2 and 3a in the Agricultural Land Classification) as a resource for the future. 

 To avoid development that would disturb or damage other soils of high environmental 
value (e.g. wetland and other specific soils contributing to ecological connectivity, carbon 
stores such as peatlands etc) (See comments below on biodiversity and geodiversity), 
and, where development is proposed.  

 Ensure soil resources are conserved and managed in a sustainable way. 
 

3.   To assist in understanding agricultural land quality within the plan area and to safeguard 
‘best and most versatile’ agricultural land in line with paragraphs 170 and 171 of the National 
Planning Policy Framework, strategic scale Agricultural Land Classification (ALC) Maps are 
available. Natural England also has an archive of more detailed ALC surveys for selected 
locations. Both these types of data can be supplied digitally free of charge by contacting 
Natural England. Some of this data is also available on the www.magic.gov.uk website. The 
planning authority should ensure that sufficient site specific ALC survey data is available to 
inform decision making. For example, where no reliable information was available, it would 
be reasonable to expect that developers should commission a new ALC survey, for any sites 
they wished to put forward for consideration in the Local Plan 

  
4.  General mapped information on soil types is available as ‘Soilscapes’ on the 

www.magic.gov.uk  and also from the LandIS website http://www.landis.org.uk/index.cfm 
which contains more information about obtaining soil data.  

 
5. Further guidance for protecting soils (irrespective of their ALC grading) both during and 

following development is available in Defra’s Construction Code of Practice for the 
Sustainable Use of Soils on Construction Sites, to assist the construction sector in the better 
protection of the soil resources with which they work, and in doing so minimise the risk of 
environmental harm such as excessive run-off and flooding.  The aim is to achieve positive 
outcomes such as cost savings, successful landscaping and enhanced amenity whilst 
maintaining a healthy natural environment, and we would advise that the Code be referred to 
where relevant in the development plan.  

 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/228842/8082.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/228842/8082.pdf
http://www.defra.gov.uk/environment/natural/whitepaper/
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
http://www.magic.gov.uk/
http://www.magic.gov.uk/
http://www.landis.org.uk/index.cfm
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/69308/pb13298-code-of-practice-090910.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/69308/pb13298-code-of-practice-090910.pdf
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Tranquillity 
The Local Plan should identify relevant areas of tranquillity and provide appropriate policy protection 
to such areas as identified in paragraph 100 and 180 of the NPPF.  
 
Tranquillity is an important landscape attribute in certain areas e.g. within National Parks/AONBs, 
particularly where this is identified as a special quality. The CPRE have mapped areas of tranquillity 
which are available here and are a helpful source of evidence for the Local Plan and SEA/SA. 
 
Gypsy and Traveller Local Plan 
Natural England have no comments to make on this consultation at this stage. Once sites have 
been selected please re-consult Natural England. 
 
For any new consultations, or to provide further information on this consultation please send your 
correspondences to consultations@naturalengland.org.uk 
 
If you have any queries relating to the advice in this letter please contact me directly.  
 
Yours sincerely 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.cpre.org.uk/resources/countryside/tranquil-places?start=40
mailto:consultations@naturalengland.org.uk
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Annex A – Climate Change Adaptation  
 
We have put together the following list of resources that can help to embed climate change 
adaptation into the Local Plan:  
 
The Sixth Carbon Budget is a report based on a programme of analysis by the Climate Change 
Committee (CCC) that builds on evidence published in 2020 for Net Zero advice.  To support the 
advice CCC have produced; 

 A Methodology Report, setting out the evidence and methodology behind the scenarios. 

 A Policy Report, setting out the changes to policy that could drive the changes necessary 
particularly over the 2020s. 

 a separate dataset for the Sixth Carbon Budget scenarios, setting out detail and data on the 
pathways than can be included. 

 
https://www.theccc.org.uk/publication/sixth-carbon-budget/ 
 

 The Climate Change Adaptation Manual provides extensive information on climate change 
adaptation for the natural environment. It includes the Landscape Scale Climate Change 
Assessment Method that can help people through an assessment of the impacts and 
vulnerabilities of their natural environment features and the adaptation the can plan. There 
are sections on habitats, species, green infrastructure, access and recreation and geology 
and geomorphology.  

 

 The Nature Networks Evidence Handbook – again, a repository for our current evidence, 
tools and action regarding nature networks, it contains practical suggestions for designing 
and delivering a network and there is a practitioners version.  
 

 A range of spatial data including - National Biodiversity Climate Change Vulnerability 
Assessment (NBCCVA), National Habitat Network, Species Risks and Opportunities climate 
envelope modelling, etc. These datasets are included in the Landscape Scale Climate 
Change Assessment Method in the Climate Change Adaptation Manual, the Data and Tools 
chapter in the Nature Networks Evidence Handbook and NRN toolkit list. Furthermore, the 
fragmentation metric of the NBCCVA tool provides the Biodiversity and Connectivity Tool 
within the Biodiversity Metric of Net Gain.  

 

 A range of introductory climate change webinars (Natural England Climate Change 
webinars) are available on our YouTube channel. The following are planning and climate 
change documents which looked at climate change, species responses, ecological networks 
and spatial planning: 

 

 Climate Change and Biodiversity Adaptation: The Role of the Spatial Planning System 
(NECR004) http://publications.naturalengland.org.uk/publication/41006?category=10003 

 

 Making space for wildlife in a changing climate (NE263) 
http://publications.naturalengland.org.uk/publication/47002?category=10003 

 

 Spatial planning for biodiversity in our changing climate (ENRR677) 
http://publications.naturalengland.org.uk/publication/63010?category=10003 
 

 
 
 

https://www.theccc.org.uk/wp-content/uploads/2020/12/The-Sixth-Carbon-Budget-The-UKs-path-to-Net-Zero.pdf
https://www.theccc.org.uk/wp-content/uploads/2020/12/The-Sixth-Carbon-Budget-Methodology-Report.pdf
https://www.theccc.org.uk/wp-content/uploads/2020/12/Policies-for-the-Sixth-Carbon-Budget-and-Net-Zero.pdf
https://www.theccc.org.uk/wp-content/uploads/2021/02/The-Sixth-Carbon-Budget-Dataset.xlsx
https://www.theccc.org.uk/publication/sixth-carbon-budget/
http://publications.naturalengland.org.uk/publication/5679197848862720
http://publications.naturalengland.org.uk/publication/6105140258144256
http://publications.naturalengland.org.uk/publication/5069081749225472?category=10003
http://publications.naturalengland.org.uk/publication/5069081749225472?category=10003
http://publications.naturalengland.org.uk/publication/4674414199177216?category=10003
https://www.youtube.com/playlist?list=PLMjpbfdBx8OUaLBEkYo4iUF1m0Fwm6lA9
https://www.youtube.com/playlist?list=PLMjpbfdBx8OUaLBEkYo4iUF1m0Fwm6lA9
http://publications.naturalengland.org.uk/publication/41006?category=10003
http://publications.naturalengland.org.uk/publication/47002?category=10003
http://publications.naturalengland.org.uk/publication/63010?category=10003
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Our ref:  

Your ref: Local Plan Review 
 
Date:  09 March 2021 
 
 

 
Dear
 
Local Plan Review 
 
Thank you for consulting the Environment Agency on the Wiltshire Local Plan Review.  
We will respond separately to the Gypsies and Travellers DPD. 
We provide advice by topic headings, followed by a list of proposed development sites 
that raise concern for us. 
 
Climate Change 
We are pleased to see this issue has been given its own document.  This demonstrates 
a commitment to your Council’s declaration of a Climate Emergency and acknowledges 
it as the all-encompassing issue that it is.  
 
Water Sensitive Urban Design 
We would encourage you to familiarise yourself with the concept of Water Sensitive 
Urban Design (WSUD).  This concept should be woven throughout the whole Local Plan 
and includes elements of each of the below topic headings (although it is not limited to 
these).  The following CIRIA guidance document provides useful information on the 
concept and how to apply it in urban planning - wsud_ideas_book.pdf (susdrain.org)  
 
Flood Risk 
 
Strategic Flood Risk Assessment (SFRA) 
Whilst we are satisfied that the overall proposals accord with the principles in the NPPF, 
we would remind you of the need to undertake the Sequential Test for all the proposed 
site allocations against the flood risk criteria identified in the Wiltshire SFRA Level 1, i.e. 
all sources of flooding. 
  
We note that many of the sites presented include areas of flood zone 1, 2 and 3, 
therefore implying that the Sequential Approach will be used is designing site layout. 

http://www.gov.uk/environment-agency
https://www.susdrain.org/files/resources/ciria_guidance/wsud_ideas_book.pdf
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We encourage you to be explicit about this in the policy text to ensure readers 
understand this. 
  
We would highlight that the SFRA Level 1 has not undertaken further detailed flood 
modelling to establish the climate change extents over the development’s lifetime for 
these allocations that include flood zones. Therefore, we would recommend that SFRA 
Level 2 is considered for the large strategic allocations which are in proximity to flood 
zones 2 and 3. This would offer an increased level of certainty over the developable 
area and consider all sources of flood risk including climate change. 
  
Given the uncertainties above, and in the absence of SFRA Level 2s, we would advise 
for those sites where there is a current flood risk shown within the potential 
development boundary that the housing numbers are stated as ‘up to xxxx dwellings’. 
This then allows for any associated changes in updated flood data that may be 
produced with in a site specific flood risk assessment (FRA), or through updated river 
modelling by the Environment Agency. This is especially important as the amount of 
developable area could significantly reduce if climate change flood maps are produced, 
and show significantly larger flood outlines to our currently published flood map for 
planning. 
 
Flood Risk Policy 
We would recommend that any final flood risk policy does more than replicate national 
planning policy.  We would recommend that additional elements are included in any 
local flood risk policy.  These approaches have been undertaken elsewhere in Wessex.  
Below are examples of some policy elements that should be included. 
  

• The Council will support the relocation of existing highly vulnerable development 
(such as park homes) and essential infrastructure on land at risk from flooding 
provided:  

· the existing development is lawful;  
· the site for relocation is at a lower flood risk ; 
· the size of any replacement buildings or the application site are not materially 

larger than the existing buildings or site;  
· the type, scale and location of the replacement development is consistent with 

relevant planning policies; and  
· the applicant provides for the suitable restoration of the existing site. 

 
• Unless agreed with the Environment Agency, development will not be permitted 

within an 8 metre buffer around an existing flood alleviation scheme or main river.  
  

• The council will support planning applications for new flood defence and flood 
management schemes providing they accord with the relevant planning policies. 

  
Infrastructure 
Where the proposed development relies on the existing community facilities and 
infrastructure that is at risk of flooding, developers should be required to contribute (via 
Infrastructure DPD/CIL) towards securing these facilities over the lifetime of the 
development.   This partnership funding approach is likely to be essential in 
development and growth being considered sustainable, and securing the benefits of the 
wider community. 
  
We would suggest that infrastructure in the river corridor is identified when it is in 
proximity to new growth. This can then be integrated into the master planning of these 
strategic allocations to deliver the flood risk and environmental benefits required.  
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Blue/Green Infrastructure  
We are pleased to see the climate emergency being linked to blue/green infrastructure. 
We look forward to reviewing and engaging in the emerging Blue/Green Infrastructure 
policy document when this is available, as this will provide a critical element of the Local 
Plan. 
  
It is important that blue green infrastructure is considered as a connected network 
across the county, and beyond, to allow a significant and meaningful impact from this 
work. This will allow floodplains to be better connected and increase green spaces for 
people and wildlife. 
  
Within those proposed development sites that have floodplain as part of their 
development boundary there is an opportunity to link up the proposed areas of country 
park to have a more significant environmental feature that deliver extensive 
environmental, wellbeing and economic benefits to the region. 
  
Therefore, we would recommend that the main rivers in the county should be 
considered as part of linear country park / open space. This would provide the 
opportunity to join the growth in towns to other areas along river corridors. We 
acknowledge that it would need to be carefully designed and interests managed, but 
could offer significant alignment of environmental benefits (including flood risk).  An 
example of this is on the lower reaches of the River Stour, which forms part of the BCP 
and Dorset Council areas, which is looking to establish a 20km linear area for multiple 
uses around the river corridor and floodplain. 
  
Carbon Net Zero 
The Blue/Green Infrastructure has a real opportunity to link with and deliver against 
Carbon Net Zero targets. The opportunity for carbon sequestration through wetlands, 
improved floodplain connection, wet woodlands, etc. should be considered within the 
approach for carbon net zero development.  Our soils are one of the biggest carbon 
sinks available to reduce climate change therefore we suggest the concept of building 
soil depth and quality could be included in this section. The prevention of further soil 
depletion through runoff, at the very least, should be included. Sustainable land 
management practices will play a large role in this, including within any new country 
park areas, such as in Chippenham. 
 
Other sources of flood risk  
We would also highlight that the Lead Local Flood Authority should provide the relevant 
advice in regards to surface water and groundwater, as well as local knowledge on 
ordinary watercourse flood risk.  In Core policy 67: flood risk of the adopted Wiltshire 
Core Strategy (Section 6.181) reference is made to a document called Sustainable 
Drainage Systems: an introduction, published by the Environment Agency.  This 
document is now 18 years old.  It would be better to refer to a more up-to-date 
document and also link it back to Water Sensitive Urban Design as this concept 
(document linked above) is more holistic and will achieve many more cross-cutting 
sustainable outcomes than SuDS alone. 
 
 
Canals 
If your local plan policy wishes to support the new canal connection, and use of the 
River Avon, in Melksham for this proposal you should consider the need to undertake a 
SFRA Level 2 for this infrastructure project. This scheme has potential for impacting on 
the community and therefore a SFRA Level 2 could assist in the integration of the 
navigational requirements and flood risk in the town. 
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Both Melksham and Royal Wootton Bassett have the historic lines of the Wiltshire and 
Berkshire canal running through some sites, we would advise that the River and Canal 
trust would need to comment on these sites as the flood risk associated with the old 
canal route will vary even within sites and may affect the potential location of housing 
and other development. 
  
Natural Flood Management 
We support the reference to natural flood management in the last bullet point of policy 
theme1.  However, we would prefer the removal of the words ‘where necessary’ as we 
would argue that natural flood management is always necessary, as it is a holistic 
concept and is most effective when not limited to individual development sites.  It links 
closely to Water Sensitive Urban Design as mentioned above, and to the preservation 
and building of soils (above). 
 
Groundwater Protection 
 
Source Protection Zones (SPZs) 
When allocating new development sites we advise that new buildings are located 
outside SPZ1 – the zone of highest vulnerability to pollution.  Where this is not possible 
only the least polluting activities should be allowed, for example public green spaces 
could be orientated in these locations. Policy 68 of the adopted Wiltshire Core Strategy 
(section 6.185) includes reference to protecting SPZs.  We would encourage you to be 
more specific in any updated policy wording, steering built development outside SPZ1.  
Reference to a document called ‘Groundwater Protection: Policy and Practice’ should 
be updated to refer to ‘The Environment Agency’s approach to groundwater protection’, 
February 2018 Version 1.2 - The Environment Agency’s approach to groundwater 
protection (publishing.service.gov.uk) 
 
Where mains surface water drainage is not possible, high quality SuDS systems will 
ensure developments within SPZ2 and 3 do not contribute to the pollution of controlled 
waters, including groundwater.  These should be designed to be passive in order to 
prevent potential degradation in the event that maintenance is not carried out.  
 
Groundwater Quantity & Water Resources 
Specific Water Resource pressures are known to exist across much of the Wiltshire 
Area, including but not limited to Hampshire Avon, Bristol Avon, including Malmesbury 
Avon area, Bradford on Avon etc. Development in these areas should be conditioned to 
use the most water efficient technologies to reduce the water supply demands.  Policy 
theme 1 refers to this idea directly - All new development should be designed in a 
manner that limits the daily consumption and disposal of water – whilst Policy theme 3 
refers to sustainable design & construction, of which water efficiency could fit within.  
Wherever you wish to position water efficiency within your policy we would strongly 
encourage you to be specific about water use standards in new development.  Currently 
this is enforced by Building Regulations part G, and limits water use to 125 litres per 
person per day.  This has not kept pace with our need to address climate change, 
therefore the revised Local Plan should aim to better these regulations.  (We are aware 
that Wiltshire Council specify 110 litres per person per day, but this is inconsistent 
across the Council area, and no longer low enough).  We would argue that specifying a 
water use limit of 95 litres per person per day in new residential development would be 
entirely appropriate, for many reasons.  It would contribute significantly to meeting 
objectives relating to carbon net zero, biodiversity protection, Hampshire Avon SAC 
protection, groundwater protection and more.  As part of Policy theme 3 – sustainable 
design – it states “Such standards would need to be clear, easily implemented and not 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/692989/Envirnment-Agency-approach-to-groundwater-protection.pdf#:~:text=Groundwater%20protection:%20Principles%20and%20practice%20(GP3)%20It%20contains,and%20adopts%20a%20risk-based%20approach%20where%20legislation%20allows.
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/692989/Envirnment-Agency-approach-to-groundwater-protection.pdf#:~:text=Groundwater%20protection:%20Principles%20and%20practice%20(GP3)%20It%20contains,and%20adopts%20a%20risk-based%20approach%20where%20legislation%20allows.
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put at risk the viability of development”.  Specifying 95 litres per person per day (as 
submitted in a water use calculator as part of planning applications) would be clear, 
easily implemented (using modern fittings/appliance technology) and would not risk the 
viability of development. 
 
Notwithstanding the above, Wiltshire Council should ensure sufficient water resource 
supply headroom exists for development to take place, without having an adverse 
impact on the water environment and Hampshire Avon SAC. 
 
As part of Policy theme 3 it is stated “All new development should support the collection 
and re-use of rainwater and grey water”.  We are unsure what this would really mean for 
a development.  How does a development support rainwater collection if it is not 
required to include it?  We would advise the use of the word ‘include’ instead of 
‘support’, and the policy should include how this could be achieved. 
 
Biodiversity 
In the document called ‘Addressing climate change and biodiversity net gain through the 
Local Plan’ it is stated under Policy theme 1 that “…new built development should be in 
Flood Zone 1”.  However, many sites contain areas within Flood zones 2 & 3. Whilst 
there may not be an intention for 'built' development in these areas, any alterations 
within floodplains (landscaping/gardens, formal parks etc.) may give rise to unwanted 
impacts and lead to the disconnection of wildlife corridors.  Areas within zones 2 & 3 
should not be included within the area for built development to ensure that they continue 
to function as natural river floodplains without modifications.  Also see section on 
blue/green infrastructure above.  Dedicating these areas to blue/green infrastructure, 
such as linear country parks, can complement new developments whilst safeguarding 
the use of that land for flood management, biodiversity net gain, recreation, wellbeing 
etc. 
 
Where there is described as 'a medium risk of flooding', and 'management measures 
are achievable', it is not clear what’s meant by ‘management measures’ and how these 
are demonstrated to be achievable.  We suggest this is expanded upon. 
 
We would encourage you to require the biodiversity net gain element in new 
developments to be more ambitious than 10%.  Following the climate and ecological 
emergency your Council has declared you could require a minimum of 20%. This would 
align with the Environment Agency’s principle that our future flood risk management 
schemes will need to achieve a 20% biodiversity net gain. 
 
A connected network for wildlife needs to be created across Wiltshire (and into 
surrounding areas) to prevent pockets of isolated biodiversity improvement.  The 
creation of this network can be integrated with recreation, non-motorised transport, 
wellbeing, flood risk management and Water Sensitive Urban Design so that the 
network has multiple functions and benefits. 
 
The document does not include any reference to Nature Recovery Network (NRN). 
The NRN is a major commitment in the government’s 25 Year Environment Plan and 
part of the forthcoming Nature Strategy.  Local policy should link to this commitment as 
it is expected that it will be delivered at district level - Nature Recovery Network - 
GOV.UK 
 
Pollution Prevention 
Adopted Core Policy 69 details measures required to protect the Hampshire Avon SAC 
from nutrient pollution.  It will be necessary to update this policy to reflect the most 

https://www.gov.uk/government/publications/25-year-environment-plan
https://www.gov.uk/government/publications/nature-recovery-network/nature-recovery-network
https://www.gov.uk/government/publications/nature-recovery-network/nature-recovery-network
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recent agreement made between Wiltshire Council, the Environment Agency and 
Natural England.  
 
Site Specific Policy Documents 
 
Chippenham 
Chippenham has significant growth over the planned period. Whilst the sites selected 
appear to be adopting the sequential approach by being located in the low flood risk 
areas, there will be significant infrastructure requirements (such as bridges) that will 
cross the floodplain and the main river. The development of the infrastructure must not 
increase flood risk, and under National Planning Policy should be delivering flood risk 
betterment for the existing community and new development. 
  
In addition the Chippenham River/Country Park should look at the opportunity to provide 
a longer length of park through the town and beyond. This should include the 
consideration of long term options to replace the radial gate and weir in the town centre 
that are near the end of their design lives. This would improve biodiversity (especially 
fish passage), provide increased amenity value and enable increased planting within the 
river corridor. It will also reduce the risk of flooding to the town centre if the radial gate 
were to fail in the future. This will also help mitigate the impacts of climate change. The 
Environment Agency is currently looking at the long term future of the radial gate in 
Chippenham, therefore including a policy to replace the radial gate and weir within this 
Framework document would support any future necessary project in this location. 
 
Marlborough 
Whilst site 660 and 661 (called site 1 in final pool) lie in Flood Zone 1 we would 
recommend that the following text is added specifically for Site 1: Land at Chopping 
Knife Lane within the Planning for Marlborough report: 
The site lies adjacent to the floodplain associated with the River Kennet. Proposals for 
the development of the site will need to consider the effect of climate change on the 
fluvial flood levels from the river as they may affect lower areas on the site.  The 
Environment Agency have a hydraulic model of the River Kennet at this location and 
they should be consulted when planning the development layout.  Buildings on the 
lower part of the site should be made flood resilient.  Climate change factors applied to 
fluvial flood flows should be in accordance with the National Planning Policy Framework 
and its guidance.   
 
Development Site 2/ma1 lies almost entirely within SPZ 1 for Marlborough public water 
supply borehole. We recommend this site is eliminated and a more suitable alternative 
site found.  
 
 
 
Amesbury, Salisbury, Warminster, Devizes 
These areas are within the Hampshire Avon catchment which is currently failing 
protected area and WFD objectives because of elevated phosphorus. Increased 
phosphorus levels that may reach the Hampshire Avon as a result of the development 
should be offset in line with the Environment Agency and Natural England Hampshire 
Avon Nutrient Management Plan, Memorandum of Understanding and Local Authorities 
Supplementary Planning documents and other relevant documents/agreements.  
 
Salisbury 
In line with our comments above on SPZs, please reconsider the allocation of Site 1 and 
site 12.  Where possible development should take place outside SPZs. A sequential 
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approach should be applied, developing all available sites outside SPZs first, then using 
sites in SPZ3 and so on (similar to allocating sites based on the level of flood risk). 
Development site 1, is on the edge of Deans Farm SPZ1. This however is further from 
SPZ1 than the land highlighted in grey to the west of this site.  Site 12 is on the edge of 
Devizes Road SPZ 2 and 3. 
 
Tidworth & Ludgershall 
Any water abstracted in the Tidworth area and supplied by Veolia Tidworth abstractions, 
should be discharged back to the catchment and to Tidworth Sewage Treatment Works, 
to reduce the impact on Hampshire Avon SAC. This should be included in revised Core 
Policy 69 – Protection of the Hampshire Avon SAC. 
 
Warminster 
Part of Site 9 is within SPZ 1 for Arn Hill Boreholes.  Ideally this site should be removed 
for pollution prevention reasons (as explained above). 
Sites 5-8 are within SPZ 2-3. Measures should be taken to reduce the risk of 
contamination of Warminster Malting Public Water Supply boreholes.  Could these 
developments be located outside these zones? 
 
Melksham & Royal Wootton Bassett 
In Melksham and Royal Wootton Bassett the policy states 'areas to be safeguarded for 
the restoration of the Wilts & Berks Canal' - it would be more accurate to say 'potential 
restoration' at this stage, as no planning permission has been granted for these projects 
yet. 
 
We hope you find the above advice helpful. We look forward to being consulted on 
future versions of the revised Local Plan for Wiltshire. 
 
Yours sincerely 
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AONB Office, Rushmore Farm, Tinkley Bottom, Tollard Royal, Salisbury SP5 5QA 

Tel:      info@cranbornechase.org.uk           www.cranbornechase.org.uk  
 
Spatial Planning Team,                                                                                                
Economic Development and Planning,                                                                           
Wiltshire Council,                                                                                                         
County Hall,                                                                                                              
Trowbridge,                                                                                                                        
BA14 8JQ. 

By email: spatialplanningpolicy@wiltshire.gov.uk  

3rd March 2021 
 
Dear Spatial Planning Team 
 
Wiltshire Local Plan Review Consultation 
 

1. Thank you for the invitation for Cranborne Chase AONB Partnership to respond 
to the Wiltshire Local Plan Review.  
 

2. This consultation response has been prepared under delegated authority, and 
our response is set out by major headings in relation to the individual 
documents. 
 

3. The constitution of this AONB’s Partnership is set out in Annex A and the status 
and importance of AONBs in general, and in this AONB in particular, are set 
out in Annex B.  

 
4. Reading the documents available on your website it appears that the review is 

largely limited to reassessing the development strategy for the County, together 
with the evaluation of revised housing numbers for the period 2016 to 2036. In 
the latter context it is noted that approved and allocated developments that are 
not yet built out are, nevertheless, included in the commitment figures. There 
do, however, seem to be some gaps, such as dark night sky policies and a 
strategy for the ecological emergency as well as the climate emergency. 

 
Emerging Spatial Strategy  

5. Whilst this AONB accepts that the housing and employment land requirements 
have been carried out in good faith, the government’s methodology is 
fundamentally ‘predict and provide’ with minimal adjustments to local 
circumstances. 
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6. No principal settlements or market towns in the spatial strategy for Wiltshire 
actually fall within this AONB, although Warminster and Salisbury are close. In 
the context of Cranborne Chase AONB, the Partnership supports the strategy 
of focusing development on Chippenham, Salisbury, and Trowbridge. I do not, 
however, see reference to national policy factors that guide development away 
from the designated Areas of Outstanding Natural Beauty. For example, NPPF 
172 states that development within AONBs should be limited, and, other than 
in exceptional circumstances, major development should be refused. The 
Planning Practice Guidance, paragraph 041 of the landscape section of the 
Natural Environment chapter, is clear that within AONBs policies for protecting 
these areas may mean that it is not possible to meet objectively assessed 
needs for development in full through the plan making process. 

 
7. This AONB has been engaged in the considerations of the extensions on the 

West of Warminster within the bypass, and the AONB Partnership 
recommends that improved access to the countryside in the form of a bridge 
over the A36 should be included in future plans. It appears that the potential 
developments on the south eastern side of Salisbury, although quite 
substantial, would not have a major impact on the setting of this AONB although 
they may be visible from some public Rights of Way within the AONB.  

 
8. Tisbury is identified as a local service centre within this AONB and I note that 

Mere, Downton and Wilton are also local service centres just outside of the 
AONB. There appear to be 11 villages identified in the category of ‘large 
villages’ that are within or adjoin this AONB, with an indicative ‘residual’ number 
of houses to accommodate of 290; quite a total for an area being managed 
primarily to conserve and enhance natural beauty. I see that the annual build in 
each of those villages for the period to 2036 is indicated as being between 1.3 
and 1.5 buildings per annum.  

 
9. Development will inevitably bring greater and additional pressures on both 

conserving and enhancing natural beauty in this nationally important Area of 
Outstanding Natural Beauty. In order to help achieve your Council’s aims, 
objectives, and policies set out in the AONB Management Plan, this AONB 
Partnership recommends that each new dwelling makes a financial 
contribution to the management of this AONB. 

 
10. As you are aware, the acknowledged need for housing in and around this Area 

of Outstanding Natural Beauty is for affordable housing. Explicit support in your 
Local Plan Review for the threshold of five for the provision of affordable 
housing in AONBs and other designated rural areas as indicated in NPPF 
paragraph 63 is hidden in a footnote linked to paragraph 89 of Empowering 
Rural Communities. It should be given a higher profile in the Emerging Spatial 
Strategy.  

 
11. The recent experience of this AONB is that a significant number of extensions 

to properties are being applied for and the net effect is that small properties are 
being converted to larger ones. That means that the supply of smaller, more 
affordable, properties is diminishing and the need for smaller properties, either 
for initial housing or for later life downsizing is in short supply. That shortage of 
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supply drives up prices of what should be more affordable dwellings. This 
AONB Partnership does, therefore, recommend that the Wiltshire Local Plan 
Review explicitly supports the application of the threshold of 5 dwellings for the 
provision of affordable housing. 

 
12. Since the adoption of the Wiltshire Core Strategy this whole Area of 

Outstanding Natural Beauty was awarded International Dark Sky Reserve 
status in October 2019; only the 14th in the world. Usually, Reserve status is 
only awarded to National Parks where they have control over lighting and light 
pollution. AONBs do not have that direct control and Cranborne Chase AONB 
was only, and uniquely, awarded Reserve status (the highest possible status) 
because all our LPAs provided a letter of support that confirmed their control of 
lighting. CCAONB is, therefore, at the cutting edge of multiple partners 
collaborating to reduce light pollution. 

 
13. The International Dark-Skies Association see us as a best practice example of 

what cooperation can achieve. We have to report annually on our lighting 
‘controllers’ and, more than that, we have targets to reduce light pollution further 
each year by a considerable amount. Wiltshire Council is leading by example 
with its recent highway lighting strategy and implementation programme. It 
would, therefore, be appropriate for the Local Plan Review to incorporate 
policies for the conservation of dark night skies in all developments across the 
County. The implications are that developments would need to be dark sky 
compliant, either through the submitted proposals or via standard planning 
conditions, as committed to the IDA in the IDSR application.  The AONB 
Partnership therefore recommends the dark night sky policies set out in Annex 
C. An example of more detailed policies, those of South Downs National park, 
are included in Annex D.  

 
Empowering Local Communities 

14. Whilst it is noted that there is a focus on empowering rural communities and 
neighbourhood planning, that focus does not extend to supporting explicitly the 
guidance in NPPF 172 that development within AONBs should be limited, or 
the guidance in the Planning Practice Guidance paragraph 041 of the 
landscape section of the Natural Environment chapter that within AONBs 
policies for protecting these areas may mean that it is not possible to meet 
objectively assessed needs for development in full through the plan making 
process. It would also be helpful to both developers and local communities to 
remind them of the other emphasis in that Planning Practice Guidance that all 
development in Areas of Outstanding Natural Beauty will need to be located 
and designed in a way that reflects their status as landscapes of the highest 
quality. 

 
15. The explanations of how the housing numbers have been arrived at are 

appreciated. It does, however, read as though neighbourhood planning is more 
than a bit open ended regarding the allocation of housing sites, especially in 
relation to rural areas. The experience of this AONB, in another LPA, is that 
protection by a settlement boundary is relatively worthless as the 
neighbourhood planning process simply expands the boundary to 
accommodate development sites, in one case to allocate 600 dwellings! This 
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AONB does, therefore, strongly advise that compliance with the Local Plan is 
robustly adhered to. 

 
16. CCAONB welcomes the approach to simplifying the housing provision 

situation in villages. However, it still seems quite complex for a local community 
to appreciate the different approaches. This AONB recommends there should 
be greater emphasis on local need because the numbers of houses being built 
seem to be significantly greater than the local people seeking housing. 

 
17. The proposal to seek 40% affordable housing is welcomed, along with the 

proposal to operate the  threshold of 5.  However, NPPF 63 refers to ‘a lower 
threshold of 5 units or fewer’ whereas paragraph 18 of your ELC document 
states ‘more than 5 dwellings where possible’. That does not seem quite as 
robust as it should be.  

 
18. This AONB recognises the situation described whereby extensions to small 

dwellings create large houses, and replacement small houses for first homes 
or down-sizing are not provided. It does, therefore, support in principle the 
revised Core Policy 44. However, it is very concerned that whilst there could 
be limit on the size of individual projects there is currently no limit on the number 
of projects in a locality. There is also potentially a bit of a ‘Catch 22’ if all of a 
project is affordable housing they are clumped together rather than following 
the acknowledged social principle of being a percentage distributed more or 
less evenly throughout a development. Conversely, allowing more than a few 
market dwellings risks the revised policy being misused.  

 
19. The experience of CCAONB is that communities, and especially their 

Neighbourhood Plan groups and Parish Councils, get very frustrated when told 
that only two years after their plan has been ‘made’ it carries little weight in 
planning decisions, especially opposing development on unallocated sites. In 
view of all the community effort invested in preparing a Neighbourhood Plan, 
and the focus Wiltshire Council is giving to NPs in this Local Plan Review 
consultation, this AONB strongly advises that Wiltshire Council gives full 
weight to NPs for at least 5 years.  

 
20. The experience with strategic allocations [600 dwellings] being made via a 

Neighbourhood Plan makes this AONB Partnership very cautious about the 
apparent ‘free for all’ being offered to neighbourhood groups in this Local Plan 
Review [para 42]. Our advice is that compliance with the Local Plan should be 
a top priority. 

 
21. The focus on community led development seems open to interpretation, with 

numbers in small villages being promoted way beyond the ‘residual’ figures set 
out in the tables on pages 19-21. As mentioned above, there are 4 Local 
Service Centres on the edge of, or within, this AONB. Within Wiltshire, 
CCAONB falls in both the Trowbridge and Salisbury Housing Market Areas. 11 
villages are identified in the category of ‘large villages’ that are within or adjoin 
this AONB, namely Codford, Corsley, Heytesbury and Sutton Veny in the 
Trowbridge HMA, and Broad Chalke, Coombe Bissett, Dinton, Fovant, Great 
Wishford, Hindon, and Ludwell in the Salisbury HMA. The ‘residual’ dwellings 
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of 290 seem quite significant for an area nationally designated to conserve and 
enhance natural beauty. I see that the annual build in each of those villages for 
the period to 2036 is indicated as being between 1.3 and 1.5 buildings per 
annum. The big concern is, of course, how the figures can be kept down to 
those levels to protect the designated landscapes. 

 
22. I have not noticed a single reference to the location of housing being related to 

landscape character or the ability of the local landscape to absorb development. 
Paragraph 037 of the landscape section of the natural environment chapter of 
the PPG advises on Landscape Sensitivity and Capacity Assessments as well 
as Landscape and Visual Impact Assessments in these situations. In a County 
with such a range of sensitive landscape these methodologies should be 
embedded in the processes of site selection and development design. 

 
Addressing Climate Change and Biodiversity Net Gain 

23. The section on addressing climate change and biodiversity seems to be largely 
discussion rather than promoting policies for the next 15 years. You may be 
aware that there is considerable encouragement from Defra for the AONBs and 
National Parks to play a major role in nature recovery, and that such topics as 
biodiversity net gain and environmental net gain are seen as mechanisms to 
help towards that broader objective.  

 
24. In planning terms, biodiversity net gain should supplement the strategies of 

‘avoid’ and ‘mitigate’ impacts on natural capital and environmental assets rather 
being a substitute or alternative. The strategic focus should be on nature 
recovery, identified in government’s 25-year Environment Plan.  
 

25. The requirement for local planning authorities to map and consider ecological 
networks within their plans, policies and decisions is referenced in several 
places in the National Planning Policy Framework (updated 2019): Para 170 
states that “Planning policies and decisions should contribute to and enhance 
the natural and local environment by ….. minimising impacts on and providing 
net gains for biodiversity, including by establishing coherent ecological 
networks that are more resilient to current and future pressures.” That indicates 
a clearer focus is needed on improving resilience to climate changes, and doing 
things in bigger, better, and more joined up ways. Biodiversity net gain is but 
one tool available. 
 

26. In addition to a climate emergency there is an ecological emergency. Wiltshire 
should be putting the ecological emergency as a priority alongside the climate 
emergency in all plans and policies. NPPF Para 174 indicates that “plans 
should:  

a) Identify, map and safeguard components of local wildlife-rich habitats 
and wider ecological networks, including the hierarchy of international, 
national and locally designated sites of importance for biodiversity; 
wildlife corridors and stepping stones that connect them; and areas 
identified by national and local partnerships for habitat management, 
enhancement, restoration or creation; and  
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b) Promote the conservation, restoration and enhancement of priority 
habitats, ecological networks and the protection and recovery of priority 
species; and identify and pursue opportunities for securing measurable 
net gains for biodiversity.”   
 

27. That provides a basis for a strategy where all development must ensure that 
the importance of habitats and designated sites are taken into account, and 
opportunities for the creation of local and county-wide environmental networks, 
wildlife corridors, and conservation compensation areas are linked together.  
 

28. Effectively that means development should, as a first principle, avoid adverse 
impact on existing environmental features. It should also enable net gains by 
designing in landscape and environmental features and enhancements; that 
can include opportunities for biodiversity conservation alongside new 
development. Where adverse impacts are unavoidable, they must be 
adequately and proportionately mitigated. When full mitigation cannot be 
provided, compensation through environmental net gain and conservation 
compensation areas should be directed to assist with coherent nature recovery 
networks that are bigger, better, and more joined up. Examples of other recent 
local plan policies are attached in Annex D. 
 

29. Associated with these matters are the ‘tests and trials’ being supported by Defra 
for environmental enhancements on agricultural land as the system of funding 
changes towards ‘public money for public goods’, as set out in Government’s 
25-year Environment Plan. The AONB would, therefore, wish to see more 
explicit support for nature recovery flowing from each and every planning 
permission, with special attention on what is achievable in rural areas. This 
AONB Partnership advises that could be just in relation to developments within 
the AONB or by the AONB also being the ‘home’ for nature recovery actions 
supported by payments from developments within, say, 10 kilometres of the 
AONB. This AONB’s engagement with Defra’s tests and trials indicates the 
latter might be the preferred, and more practical, arrangement. 

 
30. Policy theme 4, Sustainable Energy Generation and Management, is noted and 

doubtless you will be aware that wind turbines and field scale photovoltaic 
panels have substantial and significant adverse landscape impacts. These 
large-scale energy generators should, therefore, be located outside of the 
sensitive landscapes of the AONBs and the settings. The government’s 
continued support for large scale off-shore wind farms indicates that only 
domestic scale wind turbines are likely to have a land based future. 

 
31. Notwithstanding this AONB Partnership’s concerns about field scale solar 

panels, where there are not Listed Building, or Conservation Area issues, the 
AONB has encouraged the provision of solar panels on all new build and 
extension projects, both domestic and commercial.  This AONB does, therefore, 
strongly advise that there should be more explicit support for this approach in 
the reviewed Wiltshire Local Plan.   
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32. The physical characteristics of this Area of Outstanding Natural Beauty mean 
that with a small and widely spread population sustainable transport over an 
extended area is unlikely to be achieved to any great extent. It is highly likely 
that there will continue to be a significant reliance on personal transport within 
and around this AONB even though the fuel systems may evolve over the 
coming 15 years.  

 
33. The AONB Partnership has been acutely aware for many years that although 

there are two railways traversing this AONB there is little benefit to the AONB, 
other than the station at Tisbury. That does provide opportunities to commute 
to Salisbury, Yeovil, and stations further afield, as well as providing a form of 
sustainable transport to bring in visitors. Nevertheless, further stations or halts 
could facilitate employment activities and an expansion of sustainable tourism. 
The AONB would, therefore, wish to see a commitment in the reviewed 
Wiltshire Local Plan to promote further stopping places within the AONB and 
the encouragement of a shuttle service on both lines from Salisbury westward 
and north westward. This AONB does, therefore, support the proposal to 
restore a railway station facility at Wilton at a point where the facility can serve 
both lines.  

 
34. Since the adoption of the Wiltshire Core Strategy the Cranborne Chase Area of 

Outstanding Natural Beauty has achieved international designation as the 
world’s 14th International Dark Sky Reserve. It also happens to be the first Area 
of Outstanding Natural Beauty to achieve Reserve status. It would, therefore, 
be appropriate for the reviewed Local Plan to include policies to protect the 
IDSR (and the other dark skies of Wiltshire) from light pollution and to promote 
good, dark sky compliant, lighting; see Annex C. The recently revised Wiltshire 
Highway Lighting Strategy has taken on board many of the criteria and the 
enhancements to highway lighting in Wiltshire were recognised in the award of 
IDSR designation.    

 
Planning for Salisbury 

35. This AONB Partnership notes that in addition to the existing approvals and 
allocations it is proposed to concentrate further development on three major 
sites. Two of these are on the south-eastern side of the city and a relatively 
short distance from this AONB. They are both quite substantial, but it appears 
they would not have a major impact on the setting of this AONB although they 
may be visible from some public Rights of Way within the AONB. They are 
likely, nevertheless, to increase recreational pressures on this AONB.  This 
AONB Partnership does, therefore, recommend that, owing to the proximity to 
this AONB and the additional pressures on the natural beauty, each new 
dwelling makes a financial contribution to the management of this AONB. 

 
36. In addition, 185 ‘residual’ dwellings are proposed for 7 AONB villages in the 

Salisbury HMA. The pressures on this AONB from the Salisbury area are going 
to be quite significant, and those developments should contribute to sustaining 
the character and qualities of the landscapes that make this AONB so attractive 
to people.  
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Planning for Warminster 
37. It appears that the existing allocations, on the West of Warminster within the 

bypass, substantially cover the requirements to 2036 without the addition of a 
significant number of extra sites. Nevertheless, these allocations are within the 
setting of this AONB. The principles of the agreed significant strategic 
landscape planting of large trees to protect the setting of the AONB, to soften 
and screen views of the development from Cley Hill and Little Cley, and to both 
‘green’ and create on site character and quality should be reaffirmed in the 
Plan. The western extensions envelope three public Rights of Way which 
provide access to the wider across the A36 bypass. However, two of those 
crossings are at road level, which appear to provide significant safety risks to 
the new inhabitants seeking access to the countryside further west. This AONB 
Partnership recommends that safer, and improved, access to the countryside 
in the form of a bridge over the A36 should be included in future plans. 

 
38. The allocations amount to around 2000 dwellings plus about 6ha of educational 

and employment land. That number of people in close proximity to this AONB 
will inevitably increase the recreational pressures on this AONB, particularly the 
access land and public Rights of Way. This AONB Partnership does, therefore, 
recommend that, owing to the proximity to this AONB and the additional 
pressures on the natural beauty, each new dwelling makes a financial 
contribution to the management of this AONB. 

 
39. In addition, 105 ‘residual’ dwellings are proposed for 4 AONB large villages in 

the Warminster area. That will increase the pressures on this AONB, and those 
developments should contribute to sustaining the character and qualities of the 
landscapes that make this AONB so attractive to people.  
 

40. I hope these comments are helpful to you and I would, of course, be happy to 
discuss any of the topics to assist in formulating effective strategies and 
policies. 

Yours sincerely 

 

Owing to the Corona virus restrictions I am working from home, part-time, Monday to 
Wednesday. Mobile: 
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  Annex B AONB Status and Significance 
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  Annex D Examples of Ecological Emergency / Environmental  
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Annex A 

 

Cranborne Chase            
Area of Outstanding 

Natural Beauty 
 

AONB Office, Rushmore Farm, Tinkley Bottom, Tollard Royal, Salisbury SP5 5QA 

          Tel No:          Email:   info@cranbornechase.org.uk 

 

The Cranborne Chase  

Area of Outstanding Natural Beauty Partnership Board  

is made up of the following Partner Organisations 

Unitary, County, and District Council Membership (1 Member and 1 Officer Representative each) 

 

 Wiltshire Council   (Wef.01.04.09 incorporating Wiltshire County Council, West Wiltshire 
District Council, and Salisbury District Council). 

 Dorset Council   (Wef 01/04/19 incorporating Dorset County Council, East Dorset  
    District Council, and North Dorset District Council),  

 Hampshire County Council  

 Somerset County Council  

 New Forest District Council  

 Mendip District Council  

 South Somerset District Council  

 

Other Organisations 

 Natural England       (2 Representatives) 

 Historic England       (1 Representative) 

 Campaign to Protect Rural England     (1 Representative) 

 Cranborne Chase Landscape Trust    (1 Representative) 

 Forestry Commission               (1 Representative) 

 The Country Land and Business Association   (1 Representative) 

 National Farmers Union     (2 Representatives) 

 Community Representatives from the Wiltshire and                                                                  

Dorset Associations of Town & Parish Councils (ATPCs)  (2 Representatives) 

 

 



 

International Dark Sky Reserve 2019 
 

Annex B   AONB status and significance 

The Cranborne Chase and West Wiltshire Downs AONB is nationally important. It has 
been designated under the National Parks and Access to the Countryside Act 1949 to 
conserve and enhance the outstanding natural beauty of this area which straddles two 
County, two county scale Unitary, and three District councils.  It is clear from the Act, 
subsequent government sponsored reports, and the Countryside and Rights of Way 
Act 2000 that natural beauty includes wildlife, scientific, and cultural heritage.   

It is also recognised that in relation to their landscape characteristics and quality, 
National Parks and Areas of Outstanding Natural Beauty are equally important aspects 
of the nation’s heritage assets and environmental capital.  

Local government (including planning authorities), Ministers of the Crown, individual 
councillors, any public body and their employees, statutory undertakers, and holders 
of public office also have a statutory duty in section 85 of the CRoW Act to have regard 
to the purposes of AONB designation, namely conserving and enhancing natural 
beauty, in exercising or performing any functions in relation to, or so as to affect, land 
in an AONB. 

This AONB’s Management Plan is a statutory document that is approved by the 
Secretary of State and is adopted by the constituent councils. It sets out the Local 
Authorities’ Objectives and Policies for this nationally significant area, as required by 
section 89 (2) of the CRoW Act. The national Planning Practice Guidance [Natural 
Environment paragraph 040, (21.07.2019)] confirms that the AONB and its 
Management Plan are material considerations in planning. 

The National Planning Policy Framework (2019) is clear that the ‘presumption in favour 
of sustainable development’ does not automatically apply within AONBs, as confirmed 
by paragraph 11 footnote 6, due to other policies relating to AONBs elsewhere within 
the Framework. Paragraph 11 (b) indicates that for plan-making being in an AONB 
‘provides a strong reason for restricting the overall scale, type or distribution of 
development.’  It also indicates in 11 (d) that for decision-making the application of 
policies in the NPPF that protect areas such as AONBs ‘provides a clear reason for 
refusing the development proposed’. 

NPPF paragraph 170 states that planning policies and decisions should contribute to 
and enhance the natural and local environment by protecting and enhancing valued 
landscapes, which include AONBs, in a manner commensurate with their statutory 
status. AONBs, along with National Parks, have the highest level of national 
protection.  

Paragraph 171 explains that plans should distinguish between the hierarchy of 
international, national and local sites whilst taking a strategic approach to enhancing 
habitats and green infrastructure, and planning for the enhancement of natural capital 
across local authority boundaries. 

It is explicit (paragraph 172) that great weight should be given to conserving and 
enhancing landscape and scenic beauty in AONBs, which have the highest status of 
protection in relation to landscape and scenic beauty. The conservation and 
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enhancement of wildlife and cultural heritage are important considerations in these 
areas. Furthermore, the scale and extent of development within these designated 
areas should be limited and planning permission should be refused for major 
development other than in exceptional circumstances. 

The Planning Practice Guidance, updated 21.07.2019, helpfully includes landscapes, 
environmental gain, Areas of Outstanding Natural Beauty, and their settings in the 
Natural Environment section.  In particular, paragraph 042 highlights the importance 
of settings, their contributions to natural beauty, and the harm that can be done by 
poorly located or designed development especially where long views from or to the 
AONB are identified.  Paragraph 041 is clear that policies for protecting AONBs may 
mean that it is not possible to meet objectively assessed needs for development, and 
any development in an AONB will need to be located and designed in a way that 
reflects its status as a landscape of the highest quality. 

More detailed information in connection with AONB matters can be found on the AONB 
web site where there is not only the adopted AONB Management Plan but also 
Position Statements and Good Practice Notes (Planning Related Publications). In 
particular when considering construction within the AONB I would draw attention to 
our Good Practice Note on Colour in the Countryside 

This AONB is, as I expect you know, in one of the darkest parts of Southern England 
and hence the visibility of stars, and the Milky Way, is a key attribute of this AONB. In 
October 2019 it was designated the 14th International Dark Sky Reserve in the world. 
The AONB Partnership is, therefore, very concerned about light pollution. 
Development that could contribute to light pollution, and hence impact adversely on 
those dark night skies, has to be modified so that such impacts are eliminated. Building 
designs, especially those with extensive areas of glazing, may need to be amended. 
Any external lighting should be explicitly approved by the Local Planning Authority and 
comply with the AONB’s Position Statement on Light Pollution and the more recent 
Good Practice Note on Good External Lighting  and Paper by Bob Mizon on Light 
Fittings.  

Greater details of the landscape, buildings and settlement characteristics can be found 
in the Landscape Character Assessment 2003   and the Cranborne Chase and Chalke 
Valley LCA 2018. Those documents are available and can be viewed in FULL  on our 
web site. 

 

RB 27 01 20 
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Annex C  

 

Conserving Wiltshire’s Dark Night Skies 

 

Situation 

Wiltshire is blessed with dark night skies, and those of Cranborne Chase Area of Outstanding 
Natural Beauty were designated the 14th International Dark Sky Reserve in the world in 
October 2019. 

Achieving and maintaining that prestigious international status relies upon support from the 
local planning authorities to control light pollution and promote good, non-polluting, lighting. 

Wiltshire Council unreservedly committed to providing that support: 

 

29 January 2019 

 

Dear 

 

Re: International Dark Sky Reserve application 

I am pleased to confirm Wiltshire Council’s strong support for Cranborne Chase AONB 
Partnership’s application to become an International Dark Sky Reserve. As the host 
authority for the AONB Partnership and geographically the largest local authority by 
area (approximately 60%) within the AONB, Wiltshire Council supports this objective 
within the AONB Management Plans for 2014 – 2019 and the draft for 2019-2024 as 
a partner and signatory to the plans. Our support is evidenced not least by the council’s 
recent commitment to new and replacement highway lighting of a design to significantly 
reduce light pollution and, as a unitary council and thus the local planning authority, to 
embed dark-sky friendly principles in our planning decisions. We also hope that our 
own actions will help to influence and enable us to work alongside the other local 
authorities within the AONB and its settings to achieve dark skies. 

 

 

Yours sincerely, 
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It is, therefore, entirely appropriate for Wiltshire Council’s Local Plan Review to include policies 
for the protection, conservation, and enhancement of the County’s dark night skies and 
especially those of the Cranborne Chase AONB International Dark Sky Reserve. 

 

Background 

There are a number of key matters to be addressed in achieving IDSR status, in addition to 
having exceptionally dark night skies. Across the world the reserve status is usually awarded 
to national parks which have control of planning and lighting matters. An Area of Outstanding 
Natural Beauty works with its constituent Local Planning Authorities on planning matters, and 
CCAONB and its planning partners are at the cutting edge of a partnership approach regarding 
control of light pollution and the promotion of good lighting. There are, however, obligations to 
reduce light pollution year on year, and there are a variety of ways to do that. 

The International Dark-Skies Association understandably has criteria for the award of the 
highest status of ‘Reserve’.  Key topics, and their achievement, are set out below. 

IDA Minimum Requirement: 

A quality comprehensive Lightscape Management Plan (LMP) should be adopted by 
a sufficient number of communities within the entire IDSR, corresponding to at least 
80% of the population and 80% of the designated area of protection. 

How the AONB meets this requirement: 

For this purpose, our partner local authorities, which between them cover the whole 
area of Cranborne Chase AONB, have been taken to represent communities in the 
proposed IDSR in the context of this requirement. By adopting the AONB’s 
Management Plan, each has approved the commitment for the AONB to apply to be 
an IDSR within its own policies. Once formally adopted, the AONB Management Plan 
policies become the policies of the seven constituent authorities. The importance of 
dark night skies and the issues of light pollution have been referred to in our five-year 
Management Plans since 2004. 

The AONB’s Position Statements on Light Pollution and Good Practice Guidance on 
Good Lighting are regularly cited in responses to planning applications. 

IDA Minimum Requirement: 

Participating communities must have a programme, either through education, 
economic incentives, permitting or regulation, to encourage all new outdoor lighting 
fittings to conform to the relevant regulation or guidelines for night sky friendly lighting. 

How the AONB meets this requirement: 

The AONB is not a planning authority, so works with the local planning authorities that 
cover its area to promote permitting and regulation programmes. The AONB has 
issued its own position statements and guidance on light pollution since 2004, which it 
regularly cites in responses to planning applications or to developers. The AONB’s 
Management Plan is formally adopted by our local authority partners, and contains 
their policies for managing the AONB. As such, its inclusion of criteria relating to light 
pollution becomes the local authority policy for the AONB. 
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AONB Management Plan:  
Objective: DNS B  
The IDSR status is retained through evidencing annual reductions in light pollution 
across the AONB.  
Policy: DNS 2 

Work with all LPA partners to:  

Retain IDSR status through continuous improvements to lighting/retrofitting schemes.  
Embed good practice lighting guidance within their Local/Development Plans.  
Ensure substantial lighting schemes, such as those for schools, businesses and sports 
areas, are competently designed and meet DNS and other environmental criteria.  

An important factor, not widely appreciated, is that the adopted AONB Management Plan is 
statutorily the Local Authority’s policies for the AONB under section 89 of the Countryside and 
Rights of Way Act 2000. The Dark Night Sky objectives and policies of that Management Plan 
[chapter 11] can, therefore, provide the basis for the Local Plan Dark Night Sky strategy and 
policies. 

 

Recommended Policies 

Light pollution not only restricts our visibility of the stars but also has adverse impacts on 
human health and the health and wellbeing of wildlife. Policies for the control of light pollution 
do, therefore, cross over with policies for human and wildlife wellbeing.  Reference could be 
made to the well-documented negative effects of artificial light at night (ALAN), especially 
bright white (aka "blue rich") LED light, on the biodiversity of birds 
(https://www.darksky.org/light-pollution-poses-threat-to-migrating-birds/),  

mammals (https://academic.oup.com/jmammal/article/96/2/438/903088), and especially 
insects 
(https://www.sciencedirect.com/science/article/abs/pii/S0006320719307797?via%3Dihub). 
At the very least policies should mitigate the effects of ALAN on biodiversity by requiring fully 
shielded lighting with a maximum colour temperature of 3000K (but 2700K preferred). 

 

A: The Environmental Lighting Zones established by the Institution of Lighting Professionals, 
2011, will be applied to all development, with all rural areas achieving category E1 standards, 
or better. The edges of principal settlements and market towns should achieve at least Zone 
E2. 

 

 

 

 

 

 

 

 



 

International Dark Sky Reserve 2019 
 

Environmental 
Zones 

Zone  Surrounding  Lighting Environment  Examples 

E0  Protected  Dark UNESCO Starlight Reserves, 
IDA Dark Sky Parks 

E1  Natural  Intrinsically dark  
National Parks, Areas of 
Outstanding Natural 
Beauty etc. 

E2  Rural  Low district brightness  
Village or relatively dark outer 
suburban 
locations 

E3  Suburban Medium district 
brightness 

Small town centres or suburban 
locations 

E4  Urban High district 
brightness  Town/city centres 

Further technical details for each zone are available from the ILP. 

 

Light should only be provided when it is needed, not in excessive quantity, and not emitted 
from the source above the horizontal. Incorrect colour temperature impacts on circadian 
rhythms and increases light bounce into the atmosphere. 

B: Except where safety regulations require otherwise, new and replacement exterior lighting: 

a. Must be fully shielded so that no light is emitted above the horizontal 
b. Must be motion-sensor activated 
c. Must have a colour temperature (CCT) of 3000K or lower (2700K preferred) 
d. Should be shielded to eliminate or minimise light intrusion onto neighbouring 

properties. 
 

Roof lights, sky lights, and lantern lights can all emit light upwards, contributing to light 
pollution. They either need to be designed out of developments or fitted with integral blinds or 
louvres that can be operated to prevent light emission. Extensive areas of vertical glazing and 
‘glass corridors’ can also contribute to light pollution; they also need design solutions or 
integral blinds or louvres. 

 
C: Except where safety regulations require otherwise, light emitted from the interior of 
buildings: 

a Must be shaded so that no light is emitted above the horizontal: 

i. Roof/sky lights should have dusk-operated blinds. Where this is not 
possible, the luminaires inside must be fully shielded. 

ii. Windows should have internal blinds. Where this is not possible there 
should be shielding, as above, to eliminate light emission above the 
horizontal. 
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b Should be shaded to prevent light intrusion onto neighbouring 
properties. 

 

D: Night-lit greenhouses are a potential problem. These need to have effective blinds that 
retain light within the structures. They probably need a bespoke policy / condition. 

 

In order to achieve control of light pollution the right to erect external ‘security’ lighting needs 
to be controlled. That may mean removal of permitted development rights. Guidance and 
advice is available on the CCAONB web site and the Chasing Stars web site. 

 

E: External lighting may only be installed within the red line area that has been explicitly 
approved by the Local Planning Authority in compliance with the criteria in policy B. 
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Annex D 

 

Examples of Ecological Emergency / Environmental  

and Dark Night Sky Policies 

 

South Downs National Park: 

 

The following Local Plan objectives are considered most relevant for this section:  

 

Objective 1: To conserve and enhance the landscapes of the National Park 

  

Objective 2: To conserve and enhance the cultural heritage of the National Park  

 

Objective 3: To conserve and enhance large areas of high-quality and well managed 
habitat to form a network supporting wildlife throughout the landscape  

 

Objective 4: To achieve a sustainable use of ecosystem services thus enhancing 
natural capital across the landscapes of the National Park and contributing to wealth 
and human health and wellbeing 

 

INTRODUCTION  

5.64 This section of the Local Plan includes three policies relating to the wildlife of the 
National Park. Strategic Policy SD9: Biodiversity and Geodiversity relates to the 
conservation and enhancement of biodiversity and geodiversity across the National Park and 
sets out a hierarchy for designated sites. Strategic Policy SD10: International Sites provides 
further specific requirements for particular International Nature Conservation Designations. 
Development Management Policy SD11: Trees, Woodland and Hedgerows provides further 
detail regarding these assets. These policies all relate to the first purpose of the National 
Park.  

 

5.65 The term biodiversity includes all species, communities, habitats and ecosystems, 
whereas the term geodiversity includes all features of geological and geomorphological 
interest including rocks, fossils, landforms and natural processes which create them.  

 

5.66 The biodiversity and underlying geodiversity of the National Park directly provide 
or underpin many ecosystem services that people depend on. Together, these include 
the filtering and storage of water for clean water supplies, water management and 
flood alleviation, and also the provision of soils in which we grow our food and other 
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produce, such as timber. In addition, biodiversity also underpins air quality 
regulation, pollination and pest control. The geology of the National Park provides 
aggregates and stone for building and other material uses. These local materials contribute 
to the economy of the National Park and have had a strong influence on the built vernacular.  

 

5.67 The combination of geology and micro-climates has created a diverse mosaic of 
habitats that supports many rare and important wildlife species. Many of these are 
recognised through various international, national and local nature conservation 
designations. They form essential components of ‘ecological networks’, helping 
species to adapt to the impacts of climate change and other pressures; evidence for 
this is provided in the Habitat Connectivity Report40. Designated sites within the National 
Park are shown on the Policies Map and more information on the types of designations is set 
out in the Glossary.  

 

5.68 Wildlife habitats are subject to a range of pressures, including those from 
development, and are often degraded and fragmented. A landscape scale approach is 
needed to conserve, restore and reconnect habitats across the National Park. As well 
as causing direct loss of wildlife habitats and geodiversity, development can have a 
wide range of other negative impacts, for example, housing developments can result 
in disturbance to wildlife on sensitive sites by dogs and cats as well as increased 
recreational pressure from the local population; evidence for this is set out in the Access 
Network and Accessible Natural Greenspace Study41.  

 

5.69 Important geological features can be lost through burial, damage and scrub 
encroachment. The impact on and conservation of geological features, landforms and 
processes is a crucial consideration when planning for minerals extraction, coastal defences 
and re-engineering of river catchments.  

 

5.70 Development can have a positive impact on biodiversity and geological features. 
For example, by supporting positive management of geomorphological features, and 
also by restoring an interconnected network of wildlife sites and achieving net gains 
in biodiversity, species will be more resilient to adapt to pressures such as climate 
change. Urban habitats such as gardens, parks and buildings can act as ‘stepping 
stones’ and ‘wildlife corridors’ to enable wildlife to move from one place to another. If 
development 40 Habitat Connectivity and Habitat Opportunity Mapping Report (Thomson 
Ecology, 2015) 41 Access Network and Accessible Natural Greenspace Study (South 
Downs National Park Authority, 2014) 5. A Thriving Living Landscape 59 is planned and 
delivered with these in mind, it can conserve and even enhance biodiversity and 
geodiversity.  

 

5.71 International sites support populations of species that are particularly threatened 
and/or vulnerable to disturbance. Under the Habitats Regulations, the Authority is 
required to demonstrate that proposals for new development avoid or adequately 
mitigate against impacts on these sites. A Habitat Regulations Assessment (HRA)42 of 
the Preferred Options Local Plan was prepared in 2015, and its recommendations have 
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been taken into account in this version of the Local Plan. A HRA of the Local Plan was 
published in 2017.  

 

5.72 Trees, woodland and hedgerows are distinctive features of the National Park. Non-
woodland trees, including those in hedgerows and street trees, make an important 
contribution to landscape character, the historic environment and ecosystem 
services. Hedgerows, in particular, have an important role, by providing connections 
between habitats, and these need to be managed and maintained. Trees and 
woodland are important for adaption to the impacts of climate change. For example, 
trees in urban areas moderate summer temperatures and new tree planting in well-
chosen locations can stabilise slopes and reduce the impacts of flooding. 

 

The aim is to achieve a ‘net gain’ in biodiversity by encouraging all opportunities to enable 
conservation and enhancement as part of development proposals, planning at landscape-
scale and taking opportunities to improve connections between habitats and designated 
sites. 

 

THE MITIGATION HIERARCHY  

5.76 The mitigation hierarchy is set out in the NPPF. It requires that if significant harm to 
biodiversity resulting from development cannot be avoided, adequately mitigated, or, as a 
last resort, compensated for, then planning permission should be refused. Avoidance of 
adverse impacts to biodiversity as a direct or indirect result of development must be the first 
consideration. Avoidance measures may include either locating development on an 
alternative site with less harmful impact, or locating development within the site to avoid 
damaging a particular habitat feature. Compensation is only considered after all other 
options have been explored and strictly as a last resort. 

 

PROTECTED AND PRIORITY SPECIES  

5.77 Some species have special protection under international and national legislation (such 
as the Wildlife and Countryside Act 1981 (as amended) and the Conservation of Habitats 
and Species Regulations 2017). Legally protected species which are prominent in the 
National Park and which could be affected by new developments include but are not 
restricted to all wild birds, all native species of bat, great crested newt and badger and, in 
rivers, water vole, brown trout, river lamprey and European eel. Where there is a reasonable 
likelihood that a protected species may be present and affected by a proposal, 
comprehensive surveys will need to be undertaken to provide the evidence needed to allow 
a determination to be made and licenses to be sought where necessary.  

 

5.78 Action is required for the protection of UK Biodiversity Action Plan priority species in the 
Biodiversity 2020 Strategy. These priority species are identified under Section 41 of the 
Natural Environment & Rural Communities (NERC) Act as of principle importance for the 
purpose of conserving biodiversity in England. The Sussex Biodiversity Records Centre and 
Hampshire Biodiversity Information Centre also hold information for rare, scarce and notable 
species in the National Park. DESIGNATED SITES  
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5.79 The National Park has a very high density of sites designated for their wildlife and 
geodiversity value. This includes the following types of designation:  

 

INTERNATIONAL DESIGNATIONS  

 

5.80 Under the Conservation of Habitats and Species Regulations 2017 (Habitats 
Regulations) the Authority has a duty to give these areas the strongest protection 
against damaging development. If a development proposal is assessed to be likely to 
have a significant effect on one of these sites, either alone or in combination with 
other plans or projects, an Appropriate Assessment is required to establish the 
implications of the scheme for the identified nature conservation interests of the site.  

 

5.81 Normally, the Authority cannot consent to plans or projects without first having 
ascertained that they will not have an ‘adverse effect on the integrity’ of the site. 
Article 6(4) of the Habitats Directive provides an exemption which would allow a plan or 
project to be approved in very limited circumstances even though it would or may have an 
‘adverse effect on the integrity of a European site’. A plan or project can only proceed 
provided three sequential tests are met (see Article 6(4)). These tests must be interpreted 
strictly and can only be formally considered once an appropriate assessment has been 
undertaken.  

 

5.82 Applicants should work with the Authority in the screening and assessment process and 
provide the necessary information for the Authority to make a determination. To avoid any 
damage to the integrity of these areas and the species they support, mitigation 
measures or contributions to such measures from new development may be required.  
International nature conservation designations covered by the Habitats Directive 
include: SACs, SPAs, Sites of Community Importance (SCI), and candidate SACs. As 
a matter of Government policy, possible SACs, potential SPAs and listed and 
proposed Ramsar sites and sites identified or required for compensatory measures 
for adverse effects on such sites are also treated as internationally designated sites 
44 European Commission (1992) 92/43/EEC Habitats Directive 62 SOUTH DOWNS LOCAL 
PLAN: ADOPTED 2 JULY 2019 (2014–33)  

 

5.83 The HRA has assessed the impacts arising from traffic movements on air quality and 
nitrogen deposition at a number of international nature conservation designation sites and 
identifies a need for monitoring. The National Park Authority will work with partners to 
consider the best way to monitor changes in air quality and nitrogen deposition on all these 
European sites. This would include long term monitoring of the main roads that fall within 
200 metres of these European sites. Further information is set out in the Implementation and 
Monitoring chapter of this plan.  
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5.84 Policy SD10: International Sites, sets out specific requirements for development in 
relation to the following international nature conservation designations: The Mens SAC, 
Ebernoe Common SAC, Singleton & Cocking Tunnels SAC, Arun Valley SPA, Wealden 
Heaths Phase II SPA, and the Solent Coast SPAs.  

 

NATIONAL DESIGNATIONS  

5.85 These sites are designated under UK legislation as being of national importance 
for biodiversity or geodiversity and are afforded statutory protection due to the 
nationally significant wildlife features that they contain. These sites are protected 
from any operations likely to cause damage to the designated features. For any 
development to be permitted that is likely to damage these sites, the developer must 
demonstrate to the satisfaction of the Authority and Natural England that:   There are 
no alternative solutions; and   The reasons for the development at that site clearly 
outweigh the nature conservation value of the site and the national policy to 
safeguard the national network of such sites.  

 

IRREPLACEABLE HABITATS  

5.86 Development proposals that could impact upon irreplaceable habitats including 
ancient woodland and veteran trees, should note that the significance of irreplaceable 
habitats may be derived from habitat age, uniqueness, species diversity and/or the 
impossibilities of re-creation. The term ancient woodland also includes Ancient Semi-
Natural Woodland and Plantations on Ancient Woodland Sites and these should be 
treated equally in terms of the level of protection afforded to ancient woodland and 
veteran trees. Further criteria relating to ancient woodland and veteran trees is found in 
Policy SD11: Trees, Woodland and Hedgerows. LOCAL DESIGNATIONS  

 

5.87 Locally designated geological and wildlife sites are valuable as a node or link in 
the local habitat network. These sites can provide valuable stepping stones as part of 
a wider GI network. On-going surveys can reveal new areas that warrant such 
protection. Policy SD9 will be applied to any new sites or extensions to existing sites. 

 

5.88 EcIA is the ecological component of EIA and is also applied outside the EIA process to 
identify, quantify and evaluate the potential impacts of a project on any ecosystem. 

 

Strategic Policy SD9: Biodiversity and Geodiversity  

 

1. Development proposals will be permitted where they conserve and enhance biodiversity 
and geodiversity, giving particular regard to ecological networks and areas with high 
potential for priority habitat restoration or creation. Prior to determination, up-to-date 
ecological information should be provided which demonstrates that development proposals:  

 Retain, protect and enhance features of biodiversity and geological interest 
(including supporting habitat and commuting routes through the site and 



 

International Dark Sky Reserve 2019 
 

taking due account of any use by migratory species) and ensure appropriate 
and long-term management of those features;  

 b) Identify and incorporate opportunities for net gains in biodiversity;  
 c) Contribute to the restoration and enhancement of existing habitats, the 

creation of wildlife habitats and the creation of linkages between sites to 
create and enhance local and regional ecological networks;  

 d) Protect and support recovery of rare, notable and priority species;  
 e) Seek to eradicate or control any invasive non-native species present on 

site;  
 f) Contribute to the protection, management and enhancement of biodiversity 

and geodiversity, for example by supporting the delivery of GI and Biodiversity 
Action Plan targets and enhance Biodiversity Opportunity Areas (BOA); and  

 g) Comply with the mitigation hierarchy as set out in national policy 

 

 

Strategic Policy SD8: Dark Night Skies  

 

1. Development proposals will be permitted where they conserve and enhance the intrinsic 
quality of dark night skies and the integrity of the Dark Sky Core as shown on the Policies 
Map. 

  

2. Development proposals must demonstrate that all opportunities to reduce light pollution 
have been taken, and must ensure that the measured and observed sky quality in the 
surrounding area is not negatively affected, having due regard to the following hierarchy:  

 The installation of lighting is avoided; and  
 b) If lighting cannot be avoided, it is demonstrated to be necessary and 

appropriate, for its intended purpose or use:  
o i. Any adverse impacts are avoided;  
o or ii. If that is not achievable, then adverse impacts are mitigated to the 

greatest reasonable extent.’  

3. Lighting which is proposed to be installed must meet or exceed the level of protection 
appropriate to the environmental zone, as shown on the Policies Map, as set out in the table 
below. 

 

5.48 The purpose of Policy SD8 is to ensure that development does not harm the quality of 
dark night skies. It also encourages enhancement of the dark night skies of the National 
Park, for the benefit of people and wildlife. The policy seeks to do this by ensuring that 
proposed lighting is necessary, and by reducing the unnecessary light spill that is often a 
result of poor design, in order to minimise the overall impact of light.  
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5.49 Policy SD8 applies across the International Dark Sky Reserve which covers the entirety 
of the National Park. It applies to any proposals which involve the installation of external 
lighting and where the design of developments may result in light spill from internal lighting. 
It will also apply to specific lighting schemes which require planning permission or listed 
building consent, including installing:   A lighting scheme of such nature and scale that it 
would represent an engineering operation37;   Lighting such as the floodlighting of sports 
pitches, car parking or manèges; and   A lighting scheme on a listed building that would 
significantly affect its character.  

 

DARK SKY ZONES  

5.50 Mapping has been undertaken of the quality of dark skies across the entire National 
Park, as set out in the South Downs Dark Night Skies Lighting Technical Advice Note38. 
These measurements have been used to categorise the National Park into a number of dark 
sky zones which reflect the quality of the dark night skies overhead and the level of street 
lighting. These zones are:   E0 Dark Sky Core – these are large areas which have skies 
that can be classified as intrinsically dark. These areas form a continuous dark sky core (and 
2km Buffer Zone) to the International Dark Sky Reserve, as 37 such as requiring a separate 
structure and typically be undertaken by specialist lighting engineers 38 South Downs Dark 
Night Skies Lighting Technical Advice Note (South Downs National Park Authority, 2017) 
shown on the Policies Map, which contain some of the darkest areas of the National Park   
E1 (a) 2km Buffer Zone and (b) Transition Zone – areas that lie between the larger urban 
settlements and the surrounding darker skies notably vulnerable to light pollution. These 
areas are generally in the buffer zones and rural transition areas. Generally this will be 
where the sky quality changes from poor to the edge of an intrinsic dark sky zone typically 
with SQM39 values of 10 Lux   E3/4 Urban – larger settlements of the National Park have 
substantially lower quality of dark night sky, primarily due to street lighting and light spill from 
buildings  

 

5.51 Although some areas of the National Park are outside of the core and buffer zones; this 
policy is looking to conserve and enhance all areas of intrinsic dark sky within the National 
Park.  

 

HIERARCHY OF LIGHTING  

5.52 In order to ensure that dark night skies are protected and enhanced, the hierarchy as 
set out in Criterion (2) is applied across the National Park. Installation of lighting should be 
avoided and, where lighting is demonstrated to be necessary, the design and installation 
should be such that adverse impacts are avoided or, if not achievable, mitigated to the 
greatest possible extent. The hierarchy should be applied in conjunction with the 
requirements for protection for the relevant dark sky zone as set out in Criterion (3) of this 
policy.  

 

5.53 In the darkest areas, where control is more important, the overall impact of the lighting 
should not harm the continuity of the dark landscape and ideally not be visible in any 
direction or in any form such as glare, skyglow, spill and reflection. It also should not reduce 
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the measured and observed quality of easily visible astronomical features such as the Milky 
Way and Andromeda Galaxy.  

 

5.54 In some circumstances it may be possible to reduce the impact of existing lighting by 
removal in return for new lights. 39 A Sky Quality Meter measures the brightness of the night 
sky in magnitudes per square arcsecond 

  

REQUIREMENTS AND GUIDANCE FOR  

PROPOSED LIGHTING IN DARK SKY ZONES 

 

5.55 Much of the rural landscape is part of the Dark Sky Core, but this should be checked 
prior to an application. In the preparation and determination of development proposals, the 
latest version of the Sky Quality Measurement Map should be used as the reserve is subject 
to ongoing measurement. To provide some indication of sky quality and zoning:   An 
intrinsic dark zones is where the Milky Way can be seen with the naked eye and in an area 
with no street lighting   If there is a provision of highways authority street lighting, the zoning 
will usually be E3  

 

5.56 In addition to the application of the lighting hierarchy and avoidance and mitigation 
measures which may be required with regard to impacts on landscape and habitat, 
development proposals will be subject to particular requirements at a level of protection 
appropriate to the dark sky zone, as set out in Policy SD8, which is based on the measured 
sky quality.  

 

5.57 Proposals within the Dark Sky Core and 2km Buffer Zone will be subject to maximum 
protection using the full weight of mitigation options, with a relaxation as light quality 
decreases further into urban areas. 

 

 5.58 Any Dark Sky that measures 20.5 Lux and above, should be considered as core 
quality, irrespective of whether it is within or outside the Dark Sky Core. In general, lighting 
under the best quality skies should cease on the onset of astronomical darkness, in addition 
to basic principles of good lighting (ILP) and appropriate rural illuminance levels. The time of 
astronomical darkness varies throughout the year, but marks the point at which dark skies 
are defined. In intrinsic skies, 20 to 20.5 Lux, an evening curfew should be set, for example, 
9pm.  

 

5.59 The Authority will encourage further reductions, for example towards the limits of an E0 
Dark Sky Zone, or by removing below or near horizontal light paths from fixtures. Often this 
can be achieved with little further disruption. Examples of how this can be done include:   
Lighting should be subject to control measures to reduce unnecessary light pollution. 
Examples include: − ‘Curfews’ or automatic timers; − Proximity ‘PIR’ sensors, timers or any 
additional shielding or coving, including angling the front surface of lights to the horizontal; − 
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Different surface types to reduce the amount of reflectivity; − Appropriate use of glazing to 
reduce light transmittance; and − Screening or shielding to reduce the impact of reflectivity.  

 

LIGHTING ASSESSMENTS  

5.60 Proposals should take due consideration of the overall visual impact that the lighting will 
have on the landscape. This may include ground surface reflectivity, the number of lights, 
the daytime intrusion and the general overall footprint of the lighting. It is also necessary to 
consider the visibility of the lights from the surrounding landscape particularly from 
viewpoints in accordance with Policy SD6: Safeguarding Views.  

 

5.61 The spill of lights from large open glass windows and sky lights often present a greater 
source of light pollution than externally mounted lights. Consequently, it is important to 
control the lighting coming from these types of developments. The design of buildings should 
reduce the impact of light spill from internal lighting or suitable mitigation measures should 
be put in place.  

 

5.62 Habitats, particularly woodlands, should not be considered as a ‘natural shield’ to 
lighting, because of the impact on an unlit habitat. Lighting that would spill into sensitive 
habitats should be shielded or removed particularly if nocturnal species are present. Direct 
illumination of bat roosts must be avoided.  

 

5.63 Where a proposal involves outdoor lighting, a statement will be required to justify why 
the proposed lighting is required for its intended use and that shows every reasonable effort 
has been made to mitigate skyglow and light intrusions. This should be accompanied by a 
computer calculation indicating task luminance, uniformity, horizontal values of overspill 
beyond the property line and vertical luminance values of light intrusion on adjacent property 
windows. Any statement should be proportionate to the size and likely impacts of the 
scheme. 
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Comments by Wiltshire Ramblers on Wiltshire Local Plan consultation 

document 

 

Wiltshire Ramblers are very disappointed that there is not one mention, as far as 

we can see, of Public Rights of Way (ProW) in any of the constituent 

documents comprising the consultation document. 

 

The paragraph in the succinctly named ‘Addressing Climate Change and 

Biodiversity Net Gain through the Local Plan - raising the ambition’ paper 

in which we would have expected PRoWs to be considered is 4.6. In this 

paragraph five themes are identified for closer investigation and evidence 

gathering, and theme 5, ‘Promoting sustainable transport, active travel and air 

quality’ is the relevant one. This gives rise to Consultation Question B13, ‘What 

practical policy steps should the Local Plan take to significantly increase modal 

shift to public and active transport, and speed up the transition to greener fuelled 

vehicles?’ 

 

The Wiltshire Core Strategy (which it appears is to be superseded by the Local 

Plan) envisaged supporting improvements to the PRoW network, but was vague 

about how this should be done. There has been a great deal of publicity over 

recent months about encouraging ‘Active Travel’, that is walking and cycling 

locally rather than going by car. This is envisaged to lead to substantial 

reductions in carbon emissions. However this will not be achieved without a 

significant amount of investment, especially if it is intended to see results by 

2030, which is only nine years away. This will need to be done by optimising 

car free routes between towns and villages, and integrating these with public 

transport. 

 

Wiltshire’s vast network of PRoWs – there are nearly 4,000 miles of these – 

invites many possible choices for Active Travel routes, but there are enormous 

obstacles to be overcome: 

1) Wiltshire’s PRoWs are a legacy of the 1940s and 1950s, so any of them 

identified as being appropriate for Active Travel routes are likely to need 

rationalisation and upgrading to make them attractive enough to persuade 

car drivers that they can be used as an alternative 



2) The choice of routes to be nominated for Active Travel will entail local 

research and consultation, through Parish Councils and interest groups 

3) There will inevitably be objections and legal challenges from local 

residents and landowners to overcome 

4) The health and climate emergency gains of Active Travel will require a 

great deal of ongoing publicity and campaigns to retain support 

5) Routes should be compatible with local bus services, and their providers’ 

coordinated publicity sought 

 

There are obvious difficulties in implementing this programme, the most 

pressing of which is that the present Countryside and Rights of Way department 

has the expertise but is woefully short of staff that could supervise it. The 

department has suffered from almost continuous cuts to its budget since the 

austerity programme began in 2010, and appears to be the last in a long line of 

Council departments when considering its relative importance and need for 

additional funding. There are at present only 6 Countryside Access Officers to 

attempt to deal with the very high volume of path problems being reported by 

the walking public - some 1400 since September last year, we understand, not to 

mention the number of path problems accumulated up to then.  

 

Although it is our experience that the Countryside Access Officers do an 

outstanding job given the meagre resources at their disposal, this staffing level 

is clearly hopelessly inadequate. An early reassessment of the department’s staff 

requirements should be made to enable it to support Active Travel in a 

meaningful way so as to produce tangible results by 2030. If this is done it will 

also take the department a long way towards being able to fully address the key 

issues set out in paragraph 8.2 of the Council’s Countryside Access 

Improvement Plan 2015-2025. 

 

The health benefits of walking are well known and have been proven by many 

studies; the need for the public to be able to use PRoWs safely has been 

highlighted by the covid-19 pandemic, and yet their continued existence seems 

to be taken for granted. But unless steps are taken to restore the network at least 

to the condition it was in before the austerity campaign began, many PRoWs 

will deteriorate to the point that they will become unusable, and indeed this has 

already happened to far too many of them.  

 



The Slow Ways project, which we enthusiastically support, seeks to get the 

public out walking on the PRoWs which connect local communities together. 

This is just the kind of initiative which should greatly reduce the number of car 

journeys taken, and thus contribute significantly to achieving the objectives of 

the Council’s Climate Change plan, but it will also put vastly increased pressure 

on our PRoWs, and may even lead to accidents unless something is done 

urgently to address the lamentable deficiencies in or network of PRoWs. 

 

We note that there is no mention of PRoWs in CP (Council Policy, 

presumably?) 52 in Appendix 1. This “seeks to maximise the retention and 

enhancement of Wiltshire’s green infrastructure”; what could be greener than its 

extensive network of PRoWs? CP 53 “seeks to safeguard the historic routes of 

Wiltshire’s canal network with a view to its long-term re-establishment as 

navigable routes”. Whilst this is indeed a laudable objective, this network is a 

microcosm of the RoW one, which seems to have somehow avoided any 

mention in the Plan. CP63 is that “Packages of integrated transport measures 

will be identified in Chippenham, Trowbridge and Salisbury”, with the first of 

these to “consider the implementation of….new and improved networks of 

routes for pedestrians and cyclists”. This is all well and good, but how about 

considering the thousands of miles of such networks outside these towns? 

 

The Plan’s Emerging Spatial Strategy’s side document is its Empowering 

Rural Communities paper, and both are supported by the Transport Review 

undertaken by Atkins. We have no specific comments to make on these papers, 

other than to request that developers should be required to pay due care and 

attention to PRoWs affected by their plans, rather than treating them as an 

irritating distraction to be considered only as an afterthought. Ideally, of course, 

they should be required not only to retain PRoWs but to improve them if at all 

impossible, and to ensure that they continue to connect with the rest of the 

PRoW network. Paragraphs 59 to 69 of the Empowering Rural Communities 

paper deals with Neighbourhood Plans. We believe that these should be 

required to consider how to maintain and enhance the PRoWs within their 

jurisdiction. 

 

Paragraph 3.2 of the Transport Review discusses the ‘Walking and Cycling 

mitigation measures’ to be adopted in the three largest communities of 

Chippenham, Trowbridge and Salisbury, however walking as a stand alone 



activity is not mentioned at all. The intention seems to be that walkers will share 

the urban, tarmac cycling routes with cyclists, but this has safety implications. 

As a minimum, there need to be clearly marked lanes for cyclists and 

pedestrians to use, with both being wide enough (at least 1.5 m) to lessen the 

risk of collisions. Furthermore we think that it should be a requirement for the 

local authority to erect signs along such routes reminding cyclists to ring their 

bells or alert walkers to their approach, which should reduce the likelihood of 

accidents occurring.   

We note that the creation of cycle tracks in urban areas can cost several million 

pounds, and wonder why some of this funding could not be spent on 

maintaining and improving the county’s PRoWs instead? 

 

Appendix D1 of this review consists of a plan of the proposed Melksham 

bypass. The Ramblers were consulted recently by a Transport Planner working 

in a team delivering ‘GG142 Walking, cycling and horse-riding assessment’ of 

the bypass plan, and our comments are attached as an appendix to this response. 

We are anxious that these are fully considered well before the scheme is 

finalised. We strongly recommend that the Plan should make it clear that major 

transport infrastructure schemes should not allow major highways and railways 

to divide communities unless suitable crossing points are provided to retain the 

coherence and unity of local communities. 

 

Finally we set out below our comments on the individual Planning for… 

papers for some of the principal towns in Wiltshire. Please note that the absence 

of comment on the housing site proposals for some of the towns should not be 

taken as implying that we necessarily agree with them. 

 

Our comments relate to the sites which have been designated as potentially 

suitable for housing development during the Plan period.   We are not 

commenting on the other aspects of the Plan. 

Planning for Marlborough 

Site 1.    No objection. 

Site 2.    No objection provided the higher ground is retained as open space, as 

is the case with the existing Salisbury Road development which it adjoins. 



Sites 3 & 4.    With the exception of that part of Site 3 which is included in the 

Marlborough Neighbourhood Plan we do not consider these sites suitable for 

development and therefore object to their inclusion.   There would be an adverse 

impact on the whole of bridleway PRES32 as well as parts of MARL1 and 

PRES27 (the White Horse Trail).    PRES32 affords good views across the 

valley to Granham Hill.    The sites’ elevation means that housing development 

would be a prominent and unattractive feature in views from south of the A4, 

looking north towards the downs.    

Planning for Royal Wootton Bassett 

Site 3 – Maple Drive.   With the exception of the square field immediately 

north of the school playing fields (SHELAA 3160), on which development may 

be acceptable, we object to the inclusion of this site.   It is unsuitable for 

development by reason of its proximity to Jubilee Lake and the surrounding 

woodland.   Footpath WBAS108, which runs down the western boundary and 

gives excellent views to the west from its elevated position, has a strong rural 

feel and one section is notable for its variety of wild flowers in summer.   

Site 4 – Whitehill Lane.    No objection provided the northern part of the site is 

reserved for a town park as set out in the Royal Wootton Bassett 

Neighbourhood Plan. 

Sites 5 & 7 – South of RWB.    We object to the inclusion of these two sites.   

The Wilts & Berks Canal when fully restored should continue to run through 

the countryside as it always did and should not become an urban waterway.  

The inclusion in Site 5 of land west of Breach Lane, which is at a higher level, 

would also have an adverse impact on the countryside.    

Another important consideration is that, to be sustainable, any housing 

development south of the railway would need additional pedestrian and cycle 

routes to be created across the line.    The electrification of the line has made the 

construction of new bridges more difficult.   As an example of this we 

understand that Network Rail wish to close the surface crossing on footpath 

WBAS28 and have said that the gantries prevent a footbridge being put in here.   

We believe there is a strong case for treating the railway line as the southern 

boundary of the town’s development area, with the exception of sites 

immediately adjoining Marlborough Road.  

We have no objection to the remaining sites. 

Planning for Tidworth and Ludgershall 



The documents state that, of 1555 additional homes assessed as being needed in 

these two towns in the period up to 2036, only 165 require new land to be 

identified.     Since this number is so small we do not understand why so many 

sites have been included.    

Site 1.    The northern edge of this site touches the boundary of the 

AONB.    The ground levels are also higher than the developed area of the town 

to the south.    We therefore believe that any development should be restricted 

to the southern part of the site. 

Site 4.   Given the relatively small number to new homes to be accommodated, 

as referred to above, we see no justification for including a site which covers 

such a large area of countryside.   Any development on this site should be 

restricted to the north-east corner of the site, close to the A342.    Development 

of the rest of the site would be disproportionate to the size of Ludgershall and 

would deprive many residents of easy access to countryside walking. 

Site 5.   No objection subject to the woodland being retained. 

We have no objection to any of the other sites. 

Planning for Salisbury 

We have no specific comments on the plan, but note that the overriding 

impression given by it is the lack of emphasis on improvements in greener 

travel infrastructure, and any obvious plan to manage the inevitable increase in 

traffic, which is barely alluded to. 

 

Whilst there is some evidence of thought given to pedestrian access in proposed 

new developments, there is no overriding guiding principle of improving the 

quantity and quality of footpath and cycle routes to comprise an enhanced 

network across the city. 

 

Planning for North West Wiltshire 

 

North West Wiltshire has been divided up by major roads – notably the M4, 

A350, A429, A420, A4 and the new north Chippenham spine road. With the 

proposed future Chippenham routes traffic will only increase. 

The effect of the major roads is to restrict the ability to walk north to south and 

east to west, reducing many footpaths and bridleways to dead ends. Many of 

these are now obstructed, overgrown and unsigned. Parts of these major roads 

have no footway which prevents them being used to walk between settlements 

or to join up with the PRoW network. 



With further ‘improvements’ to trunk roads the situation can only deteriorate 

further. There are many large roundabouts on these routes which present 

significant barriers to pedestrians, cyclists and equestrians. 

A429 – there is only one pedestrian refuge (at Lower Stanton St Quintin) 

between the M4 and Malmesbury – in 8km of road. There are only short 

sections of pavement, usually within settlements, so it is often impossible to 

walk from one to the next (as there are ditches on either side of the road). 

A350 – there are pedestrian crossings only at Lacock, Frogwell (Chippenham 

Rugby Club), Malmesbury Road and Plough Lane – that is four safe crossings 

in over 12km of road. The road often has wide verges but they are mainly too 

rough to walk along. 

A420 – there are no safe crossing points between the county boundary and the 

Hathaway medical centre, a distance of 11.2km. Again the road often has wide 

verges but they get overgrown in summer and as a result become impassable. 

A4 – there is no footway between Corsham and Chippenham, a distance of 

2.3km. On the Pewsham Way bypass, the pedestrian refuges do not align with 

the rights of way; between Stanley Lane (access to Abbeywood School) and the 

new pedestrian crossing at Derry Hill, there are no safe crossing points, a 

distance of 3.3km. There is a footway between Pewsham and Derry Hill and on 

to Calne, but it changes from one side of the road to the other at Chilvester Hill 

with no safe crossing, and there is a missing section between Greenacres Way 

and Springfields Academy, a distance of 170m). There is a footway along most 

of the A4 from Calne to Beckington, except for a 730m section north of the 

White Horse plantation. The footway from BANES County boundary into Box 

is missing a 0.5km section through Box Hill. It then resumes to Corsham. 

The first section of the North Chippenham Spine road crosses three footpaths, 

and it was only through campaigning that one pedestrian refuge was created on 

the route. 

The M4 is crossed or underpassed by 12 roads, 6 bridleways, 2 footpaths and 1 

track. It truncates 4 bridleways, 7 footpaths and 1 cycleway. Some footpaths 

have been rerouted to other crossings, leading to 3 diversions of over a 

kilometre, and one of 2 km. 
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Appendix to Wiltshire Ramblers comments on Wiltshire Local Plan 

 

General requirements 

1. All current Rights of Way (RoW)s – which are numerous - to be 

maintained [see detail below] 

 

2. Crossing points to have adequate bridge or underpass 

 

3. Underpasses to have adequate drainage as land generally low lying 

 

4. All non-vehicular routes to be tarmac where possible to protect against 

erosion from usage 

 

5. Wilts & Berks Canal towpaths – actual and likely - to be linked in 

where possible 

 

6. A new RoW adjacent to the bypass would be useful in linking routes N 

to S 

 

7. Option 10d would be too environmentally damaging and make little 

sense in terms of work involved 

 

8. RoWs to be of adequate width to allow for multipurpose use – cyclists, 

horse-riders and walkers 

    

9. Stiles to be eliminated and replaced with kissing gates to allow for 

wider community use – this will have a positive impact on health    

  

Specific requirements 

1. Travelling from N to S, these are the RoWs crossed, which are all 

footpaths except where otherwise mentioned  – 

 

MELW 66, 61, 47, 26, 4 [Bridleway], 22, 23, 24, 35, 

SEEN18, 13 [Bridleway], 17 [Bridleway] 

MELW 42. See 

 

https://wiltscouncil.maps.arcgis.com/apps/webappviewer/index.html?id=43d

5a86a545046b2b59fd7dd49d89d22 

 

for where exactly these RoWs are. 

 

https://emea01.safelinks.protection.outlook.com/?url=https%3A%2F%2Furldefense.com%2Fv3%2F__https%3A%2Fwiltscouncil.maps.arcgis.com%2Fapps%2Fwebappviewer%2Findex.html%3Fid%3D43d5a86a545046b2b59fd7dd49d89d22__%3B!!OepYZ6Q!tkEbhjjLQTFsjQ4YiBAVpUQ2PTsNqBCIBv2elWIK-Bc2Jljj6UstyWThZxO0oNcvfA_KpIk8%24&data=04%7C01%7C%7Cab2b7d9972034f42efa508d8bec55de6%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C637469102179767423%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=QLWcsiJPsDKKhrEjazG5NST1AKmAwBMJM98Hc7sTsQQ%3D&reserved=0
https://emea01.safelinks.protection.outlook.com/?url=https%3A%2F%2Furldefense.com%2Fv3%2F__https%3A%2Fwiltscouncil.maps.arcgis.com%2Fapps%2Fwebappviewer%2Findex.html%3Fid%3D43d5a86a545046b2b59fd7dd49d89d22__%3B!!OepYZ6Q!tkEbhjjLQTFsjQ4YiBAVpUQ2PTsNqBCIBv2elWIK-Bc2Jljj6UstyWThZxO0oNcvfA_KpIk8%24&data=04%7C01%7C%7Cab2b7d9972034f42efa508d8bec55de6%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C637469102179767423%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=QLWcsiJPsDKKhrEjazG5NST1AKmAwBMJM98Hc7sTsQQ%3D&reserved=0


2. Footpath improvement – probably additional – from Melksham Oak 

school to the new estates on the east side of Melksham thereby 

diverting more pupils away from the unhealthy aspects of the 

Melksham – Devizes A365 main road 

 

3. Traffic calming on Lower Woodrow [SE of Queenfield Farm] would be 

a good idea as it is a horsey area 

 

4. A RoW link between footpath MELW26 and Bridleway MELW40 

would be a good idea to enable safer circular walking 

 

5. A linking RoW alongside the new road bridge from north of Beanacre 

would be a very useful W-E link in the north 

  

Observations 

 

1. Somewhere in the blurb on one of the options it mentions about 1 

bridge being required. This is not correct. There are at least 3 – being 

the crossing of the line of the Wilts & Berks Canal – probably just to 

the south of Queenfield Farm. The canal is being restored.  Then 

Clackers Brook to the east 

 

2. There is likely to be a wiggle in the bypass at Sandridge to pass 

between two sets of main farm buildings – Blackmore and Manor. To 

go east Manor Farm would involve going over higher ground and much 

earth relocation as well as slicing through a solar farm 

 

3. Suggest further dialogue with Melksham Without PC 

  

 

https://emea01.safelinks.protection.outlook.com/?url=https%3A%2F%2Furldefense.com%2Fv3%2F__https%3A%2Fwww.msn.com%2Fen-gb%2F%3Fcobrand%3Dhp17win10.msn.com%26ocid%3DHPDHP17%26pc%3DHCTE__%3B!!OepYZ6Q!tkEbhjjLQTFsjQ4YiBAVpUQ2PTsNqBCIBv2elWIK-Bc2Jljj6UstyWThZxO0oNcvfLvl9g1W%24&data=04%7C01%7C%7Cab2b7d9972034f42efa508d8bec55de6%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C637469102179767423%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=1ZLwzyKINHC%2F7dafu2YFpr2SNrg7Ar05%2FY%2BMO0z7f0U%3D&reserved=0
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Calne Without Parish Council 

Email:
 
Spatial Planning  
Wiltshire Council  
 
By email spatialplanningpolicy@wiltshire.gov.uk  
 
 
8th March 2021  
 
 
Dear  
 
Wiltshire Local Plan Consultation  
 
Please find attached the response of Calne Without Parish Council to the consultation on 
the Wiltshire Local Plan. These are the views of the Council taken on the information 
available to it at the time and with a severely restricted ability to consult with the local 
community.  
 
The Council would also like to draw your attention to its concerns over the consultation 
process being carried out during a period of national lockdown.  
 
Many members of the public have expressed difficulties in finding the appropriate section of 
the Council website where they can access the documentation and in taking an active part 
in the presentations. Those who do not have internet access or limited ability to use it have 
not been told about the consultation, have not been able to read the draft plan or take part 
in the presentations.  
 
 
Yours sincerely,  
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CALNE WITHOUT PARISH COUNCIL RESPONSE TO WILTSHIRE LOCAL PLAN CONSULTATION 
 

8th March 2021 
 

1. Calne Without Parish Council is grateful for the opportunity to respond to the 
consultation initiated by Wiltshire Council initiated on 13th January 2021 about the 
Wiltshire Local Plan.  These comments represent the views of the current Parish 
Council and could be subject to change following the election of a new Council in 
May 2021 and the emergence of further details as outlined in the next steps section 
of the consultation documents.  
 

2. The requirement to provide comments by 9th March 2021, is a relatively short period 
of consultation for such significant and wide-ranging proposals with major 
implications for our area and residents.  The very limited time and Covid restrictions 
has constrained our ability to consult widely within the Calne Without Parish 
community.   This must therefore detract from the whole process and call into 
question the efficacy of the consultation process and the associated timetable.  We 
are concerned that it does not meet the statutory requirements for consultation on 
a Local Plan, particularly in respect of publicity, notification and access for those with 
limited or no capability to participate through online media. 
 

3. Notwithstanding our concerns about the process, which we are aware has been 
formally questioned, we acknowledge that this is a first stage in the process and that 
Wiltshire Council will review the emerging strategy in the light of all the comments 
that it receives to the consultation and that proposals could therefore change.   
 

4. The commitment to draft and finalise place shaping priorities for each 
main settlement in consultation with the relevant Town and Parish Councils and that 
these will help to shape the form and location of development proposals in the draft 
plan is welcomed.  The further consultation at the end of 2022 will allow this Council 
to engage further with its’ community on the emerging proposals and modify, if 
appropriate, its response.  Adequate time should be allowed for appropriate 
community consultation. 
 

5. We consider the pledge to undertake further sustainability appraisals to develop 
effective mitigation measures to ensure the most benefits possible from the 
development of each site to be a key component of further work.  As is the 
commitment to ensure they are delivered properly coordinated with the 
infrastructure necessary to support them.  Assuming that infrastructure is 
considered in the broadest sense. 
 

6. We recognise that this consultation (January 2021) requires responses to some 
specific questions, and these are addressed below.  However, we would wish to offer 
some general comments as an introduction to each component. 
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SPATIAL STRATEGY 

 
7. In considering the Spatial Strategy Calne Without Parish Council recognises the 

continuing requirement for housing and the need to plan for growth across Wiltshire 
as well as elsewhere in the country.  As a rural based Parish, we welcome the 
commitment in the Spatial Strategy that the focus on development will continue to 
be on protecting the countryside and to only pursue development to meet local 
needs (para 1.3).  We also welcome the statement that it is a priority to re-use 
previously developed land to limit countryside loss (para 1.4). 

 
8. The Council also welcomes the delivery principle (4) that each community will be 

encouraged to determine for itself where additional development takes place.  This 
is a welcome improvement.  We also support the principle that consideration should 
be given to how Town Centres might be better used in future; a potentially 
underutilised resource for housing that could help regenerate areas where there is 
limited life beyond normal working hours. 
 

9. To some degree the emphasis on housing detracts from other, equally important 
factors that are not given due priority.  For example, the focus appears to be on how 
much should towns and villages grow and potential development sites, but with little 
regard for sustainable job creation and community development.  Focusing on 
headline house building numbers and but not building a sense of cohesive 
community. Building many hundreds of very similar dormitory houses for people 
who work, shop, seek entertainment etc outside their immediate area does not help 
the people who live within that community.  It just increases the volume of 
commuter traffic and vans delivering goods of all description from outside the area 
to isolated individuals and families who have no stake in their local communities 
and have no encouragement to be part of it. 
 

10. The vague allocation of ‘employment land’ is insufficient; it emphasises a key 
component missing from the Local Plan to address the employment needs and an 
associated Industrial Strategy aimed at identifying which industries the county 
wishes to attract, how this will be achieved and how it ties into proposed housing 
development. If the aim is to minimise commuting, there should be a corelation 
between job creation and house building; one should not proceed without the other.  
This just results in speculative development.   There needs to be clear incentives – on 
a risk and reward basis – for all developers to aid job creation.  A key factor in this 
should be the necessary investment in the appropriate technological infrastructure 
for job creation.   
 

11. A major omission is the inclusion of any modelling of the likely traffic impacts of the 
proposed developments across the county, within the immediate vicinity but just as 
importantly more broadly.  There have been too many instances when this had been 
ignored or not planned for and the laws of unintended consequences result in 
congestion and rat running, blighting small villages and communities not associated 
with the original development proposals. 
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12. The challenges associated with meeting the ambitious target to make the county of 
Wiltshire carbon neutral by 2030 are not be underestimated.  It is encouraging that 
the Local Plan is seeking to address climate change and biodiversity net gain.   
However, the concern of this council is a lack of coherence between the ambitious 
nature of measures to deliver the change necessary to address climate change and 
improve biodiversity whilst planning for significant urban growth and loss of 
countryside.  We will monitor very carefully how these two elements develop in the 
next iterations but at present there appears to be a fundamental disconnect 
between the scale of development and the changes being sought to deliver 
improvements. 

 
EMPOWERING LOCAL COMMUNITIES 

 
13. As a predominantly rural parish this element of the plan has greater relevance to 

Calne Without Parish Council.  Nevertheless, as the Parish is adjacent to both 
Chippenham and Calne the proposals for their development also have a significant 
impact on the Parish and are also of relevance for our communities. 

 
14. Calne Without Parish Council is encouraged by the commitment in the proposals to 

empower local communities by establishing a scale of development to provide 
certainty whilst allowing those communities to allocate the land they want to see 
built on (9).  

 
15. Involving the community in assessing Rural Housing Needs and providing the 

necessary support to conduct surveys to support this is a positive initiative.  It is 
particularly important that such surveys address the broad interests of the 
community to ensure all housing needs are met – particularly those that provide 
accommodation for locally employed people, i.e. within the boundaries of the 
community as well as other sectors including entry level, elderly, key workers and 
sheltered accommodation.  
 

16. The Council wishes to challenge the proposed housing allocation of 80 houses for 
Derry Hill and Studley, a 13% increase, identified at Table 2.4 (Chippenham HMA 
Large Village indicative housing requirements).  This appears to be excessive and not 
meet the criteria of the overall spatial strategy of protecting the countryside and 
satisfying local needs; there has been no survey to demonstrate what these local 
needs are.  
 

17. The proposed allocation of 80 houses is amongst the highest in Wiltshire and ignores 
the major constraint to the village being centred on a heavily trafficked crossroads. 
The main access road to the village is already operating at 120% of capacity with the 
resultant delays, congestion, safety issues with ‘rat running’ traffic levels recorded of 
up to 65%. There is no scope to address these problems and the consultation 
document makes no reference to these issues. There has been significant growth in 
Derry Hill and Studley over recent years of more than 100 residences.  There should 
be a period of consolidation for these to be absorbed, particularly given the potential 
impact of the “Future Chippenham” proposals which could involve significant 
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development only a short distance along the A4. 
 

18. A minimum allocation of 60 houses, much of which has already been met by the 
recently completed development at Studley Gardens, would still represent a 10% 
growth.  But the residual part of such an allocation (minimum 4 houses) would be 
manageable within the existing boundaries of Derry Hill and Studley if we were, with 
appropriate community consultation, to develop a plan to satisfy this through 
developing gaps within the existing footprints of the villages to maintain the ribbon 
type nature of these.  The commitment of Wiltshire to support such an approach, 
alongside the recognition of a need to protect the countryside through the core 
policy of developing existing sites within settlement boundaries is helpful in this 
regard. 

 
19. Responses have been invited to a series of specific questions.  The responses of 

Calne Without Parish Council are set out below:  
 

a. Do you agree there should be a target of 40% affordable homes on all new 
schemes or more of five dwellings?  What other approaches might there be 
(Page 5)? 

 
In responding we make the assumption that the definition applied to affordable 
homes is the standard government definition: Affordable housing is social 
rented, affordable rented and intermediate housing, provided to eligible 
households whose needs are not met by the market. Eligibility is determined by 
local incomes and local house prices. 

 
The council supports the target of 40% (or 2 in 5) affordable homes on all new 
schemes or more of five dwellings.  The council is particularly keen to ensure 
adequate housing is available to long standing residents and their families, 
particularly where they are employed locally and have no need of significant 
travel to work. 

 
b. Do you think this approach (Page 5)– one policy and one point of reference 

for assessing planning proposals to meet local housing needs and potentially 
limiting development rights on smaller properties – is worth pursuing?  
What local evidence would be needed to justify applying restrictions like 
these. 

 
Simplifying and standardising the approach to assessing planning proposals for 
rural communities would be helpful as long as standards are maintained, and 
these are applied consistently. Should it be decided to apply restrictions on the 
expansion of small homes, consistent application of the rules would be 
required.  It could encourage perverse behaviours where an expanding family 
employed within the community is forced to leave to meet their housing need 
and then commute back for work.  This does not seem particularly sustainable.  
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c. Core Policy 44 (Page 6): Do you agree with the approach set out in the 
suggested revised Core Policy 44?  If not, why not?  How could it be 
improved? 

 
The revised Core Policy 44 provides a good basis for the provision of 
Community Led Housing and designating Rural Exception Sites.  One element of 
concern is bullet iii ‘The proposal is within, adjoining or well related to the 
existing settlement without reliance on travel by car’.  How will ‘adjoining or 
well related to’ be defined?  This requires greater clarity.  We support the 
‘without reliance on travel by car’ requirement but suspect this is largely 
impossible for many rural communities given the poor public transport links. 

 
d. New Core Policy (Page 10): What do you think to the housing requirements 

for Local Service Centres and Large Villages? Should requirements be higher 
or lower?  If so which ones and why? 

 
The only large village within the parish of Calne Without designated for further 
development is Derry Hill and Studley.  We have already commented on the 
allocation of some 80 dwellings and the incorrect premise on which this 
allocation has been made.  A minimum allocation of 60 houses, much of which 
has already been met by the recently completed development at Studley 
Gardens, may be justified subject to clarification about the calculation of the 
needs based on the criteria to minimise environmental impact, reliance on 
commuting and satisfy the housing needs of those employed.  Should the 
requirement be confirmed as justified the revised core policy does appear to 
provide a suitable basis for satisfying housing requirements.   In particular, 
small sites within settlement boundaries would assist in retaining the character 
and style of the existing villages. 

 
PLANNING FOR CALNE AND SITE SELECTION 

 
20. Calne Without Parish encircles Calne and is keenly aware that any expansion to the 

boundaries of Calne will impact the Parish.  It is for Calne Town Council to provide 
detailed responses to the questions asked about the potential development of Calne 
within the existing boundaries.  A key concern of this council is that any growth 
should be sustainable and have minimal impact on the surrounding rural 
communities.  To that end we would expect any further housing development to be 
supported by a comparable amount of employment land and opportunities to 
minimise, and ideally reduce, the significant levels of commuting that result from 
dormitory developments as is currently the case.  Commuting has a major impact on 
the surrounding environment through ever increasing traffic.  A significant omission 
is any credible modelling of the likely traffic impact of the proposed developments, 
not only in the immediate vicinity but more broadly. 
 

21. There may be scope for some well-designed, very small-scale developments in the 
smaller villages.  Many small villages lost housing stock in the last century, and there 
are potential brownfield sites where houses used to be located which could be 



 

 6 

considered for development again.   Any infill development in the small villages 
should be well designed and also of a size to meet local needs, smaller houses to 
tempt the children of villagers to stay within the community, ideally within easy 
reach of employment.  
 

22. The site selection shows little consideration of how the proposed extra houses will fit 
into the whole.  Some of the sites mentioned in Calne may have some merit as they 
pull together existing randomly positioned housing developments into something 
that looks more cohesive. But the work needs to be done through the Calne/Calne 
Without neighbourhood plan refresh before any firm proposals are made. 
 

23. As mentioned in our views on the spatial strategy houses on their own are 
detrimental to a local area without associated employment opportunities and 
infrastructure, not limited to roads.  There must be a clear deliverable plan to 
provide key components on community development with facilities and spaces to 
provide social development and interaction for both children and adults.  As well as 
the key components for communication and the ability to support work from home 
e.g. 5G mobile services and very fast broadband services.  
 

24. Air quality linked to traffic congestion, is an issue in Calne, which is somewhat 
counter-intuitive given its rural surroundings.  Traffic volumes in the rural 
communities that are used more and more as ‘rat-runs’ is also an issue. Building 
more houses in and around Calne, including thousands in nearby Chippenham and 
Melksham will only add to the problem.  If more road infrastructure is considered an 
answer to the problem, which it is difficult to accept given the associated 
environmental issues, and no evidence that more roads reduce congestion it should 
not come at the expense of more houses to pay for it.   

 
25. The consultation document suggests (point 17) – “In Calne, the Town and Parish 

Councils may also be able to progress higher growth options through the 
neighbourhood plan that have local community support, for example, to deliver 
specific types of infrastructure”.  We consider that no decision on this should be 
made until the new version of the neighbourhood plan has been completed.  
 

26. In terms of the specific questions related to Calne, Calne Without Parish Council 
would offer the following: 

 
CA1 (Page 4) What do you think to this scale of growth?  Should there be a 
brownfield target? Should it be higher or lower? 
 
The scale of growth needs to be matched to deliverable employment 
opportunities underpinned by an Industrial Strategy to ensure coherence and 
evidence to support any proposed development.  We agree there should be a 
brownfield target, ideally identified through the neighbourhood plan. 
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CA2 (Page 5).  Are these the right priorities?  What priorities are missing?  
How might these place shaping priorities be achieved? 
 
The priorities should be determined in the neighbourhood plan.  All of the 
items proposed seem relevant and should be included with the addition of 
technology infrastructure.  Calne Town Centre development should be driven 
by deliverable funded plans. 

 
CA3 (Page 6) Is this the right pool of potential development sites? 
 
Not necessarily, the planned update of the local neighbourhood plan should 
not be tied by these sites.  The target of 360 houses, if agreed, should be fed 
into the neighbourhood plan production process and the sites evaluated as 
part of this.  

 
CA4 (Page 6) 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? 

 
It would seem appropriate to examine the feasibility of joining together the 
fragmented development that has already occurred expanding in new 
areas.   In the villages very small-scale developments should be considered on 
the sites where housing used to be. Focus should be made on job creation in 
Calne and the villages before houses are built. The houses should be of a 
design that we will be proud of in the future.  The houses should be of a size 
that local young families can afford. The county has aspirations to build and 
promote tourism based on existing heritage and wonderful countryside, this 
will not be achieved by having tightly packed villages and towns full of houses 
with no local character or distinction.  Design considerations will be very 
important. 
 
CA5 (page 6) Are there important social, economic or environmental factors 
you think we have missed that need to be considered generally or in respect 
of individual sites? 

 
Yes. Calne and the surrounding villages are largely dormitories.  Through the 
Local Plan we must develop the infrastructure, facilities and environment to 
encourage people to live, work and play where they live. We need to ensure 
that the technological infrastructure supports the development of industries 
that can exploit this and supports effective home working – both home-based 
businesses and working from home for a larger business; a likely post Covid 
norm.  Environmental factors applied to house building techniques must be a 
key requirement and incentive, if we are to advance the carbon neutral 
agenda.  
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CA6 (Page 9) Are there any issues or infrastructure requirements that should 
be identified? 

 
Although the report suggests adequate infrastructure exists or is planned to 
satisfy any development requirements in terms of education, health and 
leisure this council has concerns that it will not meet all the needs for the 
expansions planned.  
 
A major omission is consideration of the impact on roads and the highway 
network, not just adjacent to the proposed developments but more broadly.  
This must be modelled so that key risks and issues can be identified, and 
mitigations planned and budgeted for so that delivery is coherent and 
sustainable. 

 
PLANNING FOR CHIPPENHAM AND SITE SELECTION 

 
27. The proposed significant expansion of Chippenham and the creation of a new suburb 

(Site 1 and to some degree Site 2) to the east and south east is a concern to Calne 
Without Parish Council given the inevitable impact on our communities from the 
resultant increase in traffic, loss of countryside and the associated habitat.  The 
developments will create an urban sprawl reducing the delineation between the 
villages of Derry Hill, Studley and Chippenham which, when considered alongside the 
proposed Solar Farm at Forest Gate, will be reduced further resulting in Derry Hill 
and Studley becoming suburbs for an expanded Chippenham.  
 

28. The proposed expansion of Chippenham and allocation of houses is far in excess of 
the requirement.  Wiltshire Council has voluntarily increased its own baseline target 
for housing growth by nearly 5000 homes, many of which appear to be proposed for 
Chippenham.  There needs to be greater clarity of the reasoning behind such a 
significant expansion; particularly given it will require infrastructure investment and 
need to attract major employment opportunities if the goal of encouraging people to 
live close to employment is to be realised, a major factor in reducing commuting and 
providing environmental benefits. 
 

29. Answers to the specific questions arising from the consultation are set out below:  
 

CP1 (Page 5) What do you think to this scale of growth?  Should there be a 
brownfield target? Should they be higher or lower? 

 
The scale of growth appears disproportionate to the requirement and 
appears to run counter to a strategy of providing housing to match 
employment to ensure the majority of the local population live where they 
work.  This is clearly not the case and the allocation of land for employment 
within proposed developments will not meet this core requirement.  The 
brownfield site target should be higher, ensuring brownfield land supply is 
exhausted before green field sites are considered.   
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CP2 (Page 6) Are these the right priorities? What priorities are missing?  How 
might these place shaping priorities be achieved? 

 
To a large degree yes. Development to provide new employment to redress 
the existing levels of net out-commuting must be the key priority before 
considering additional housing and this is supported.  Although counter 
intuitive to the proposed expansion, improving access to Chippenham 
Railway Station and Cocklebury Road should be a priority to complement the 
proposed improvements and attract further investment in a location close to 
the Town Centre. 

 
There is little evidence that linking the A4 to the A350 will provide a more 
resilient local network to address traffic congestion.  The proposed link or 
distributor road (which this council does not support) will do nothing to stop 
those with local knowledge seeking to use the most direct routes through the 
town. 

New roads increase traffic and do not decrease it. There is published 
evidence that new roads create more traffic rather than reducing congestion. 
In 1994 the Standing Advisory Committee on Trunk Road Assessment showed 
that average traffic flow on 151 improved roads was 10.4% higher than 
forecast and 16.4% higher than forecast on the 85 adjacent routes that the 
improvements had been intended to relieve. In a dozen more cases the 
increase in traffic ranged from 9% to 44% in the short run and 20% to 178% in 
the longer run. The conclusion was: ‘An average road improvement...will see 
an additional 10% of base traffic in the short term and 20% in the long term’. 

This has been accepted by the Department of Transport and other reports 
from elsewhere have demonstrated similar results. Furthermore, studies of 
bypasses such as that in Newbury have shown that reductions in town centre 
traffic levels were less than originally forecast and the subsequent regrowth 
in traffic levels on the bypassed roads and the new road resulted in a 
considerable overall increase in traffic.  

Any suggestion the proposed link road will reduce congestion is wrong and 
the opposite has been shown to be the case. As the consultation document 
makes clear, these houses will be marketed at people working along the M4 
corridor and, as the stated aim of the road is to ease access to the M4, then it 
is obvious that the Council intends to increase traffic on this and surrounding 
roads as the residents’ travel to their jobs; in direct conflict with the spatial 
strategy suggesting homes should be close to places of work.  If any of the 
residents of the new houses wish to use the train to get to work then they 
will have to drive into town because many of these houses, especially in the 
south of the development, will be too far from the station to walk or cycle, 
particularly in our inclement climate. Thus, congestion in the town centre and 
especially on Station Hill/Cocklebury Road will be made worse.  
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CP3 (Page 7) Do you agree these sites are most appropriate upon which to 
build?  If not, why not? 

 
Calne Without Parish Council is concerned about Site 1 and to a degree Site 2 
given both border the parish.  We do not agree they are the most 
appropriate on which to build.  The developments will create an urban sprawl 
reducing the delineation between the villages of Derry Hill, Studley and 
Chippenham which, when considered alongside the proposed Solar Farm at 
Forest Gate, will be reduced further resulting in Derry Hill and Studley 
becoming suburbs for an expanded Chippenham.  

 
The site selection report acknowledges for both Site 1 and Site the proposed 
developments will impact the landscape setting of Derry Hill, we would 
contend that this would also apply to Studley for Site 1 and to the Pewsham 
Ward of Calne Without for Site 2. 

 
Further arguments against the selection of these sites relate to loss of 
productive farmland at a time when we need to be focusing on improving 
sustainability, the environmental implications associated with such a major 
development and the loss of green space and the access to this. 

Removing such a large amount of productive farmland reduces our capacity 
for sustainability in the light of the increasing requirement for domestic 
production of foodstuffs. There is an increasing desire for more UK produced 
rather than imported produce to reduce the reliance on imports and support 
a more sustainable environment; something that should contribute to the 
climate emergency declared by Wiltshire Council. Furthermore, there is still a 
lack of clarity on the effect that Brexit may have on imports and food security 
which may result in a requirement to increase UK food production.  

A housing development on the scale proposed at Site 1 and Site 2 will also 
have a catastrophic effect on wildlife as habitats that will be totally lost – the 
plans make little or no provision for the retention of these or to ensure 
sustainability of the existing flora, fauna, pollinators or wildlife.  There is little 
evidence that this has been considered in any detail.  There are no clear plans 
for re-wilding or wildlife corridors. 

The construction of a new town on this scale will have a massive effect on the 
water table. Water will not be able to soak into the farmland and will 
therefore exacerbate the flooding along Maud Heath’s Causeway and at 
Langley Burrell. The flooding that occurs with increasing frequency at 
Westmead will worsen and is likely to be more far-reaching along the River 
Avon by this development, which it must be assumed will act as a surface 
water drain.  In addition to causing additional flood risk to Chippenham the 
downstream impact for the proposed developments beyond Rowden and to 
the existing settlements at Reybridge, Lacock and Melksham is likely to be 
significant without major investment in flood defences and management. 
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A further concern with Site 1 is the impact on the Marden River Valley.  The 
open character of the landscape and strong association with the rivers and 
floodplain are important characteristics to safeguard. Development in this 
area will reduce the separation between Tytherton Lucas and Chippenham 
and reduce its remote and tranquil character.  In addition, development, as 
acknowledged in the consultation documents, would be visually prominent 
from surrounding high ground and will make this edge of Chippenham 
considerably more notable in the surrounding countryside. The options which 
broach the North Wiltshire Rivers Route have a higher potential to reduce 
separation between Chippenham and Tytherton Lucas.  

The Marden River Valley can only be accessed from a public footpath and is 
an undisturbed site for a number of important species of mammals, birds, 
aquatic life, flora and fauna.  It has been identified as a priority habitat in the 
Wiltshire and Swindon Bio-diversity action plan, protection also supported by 
Core Policy 50 Biodiversity and Geodiversity in the Wiltshire Core Strategy. 

In addition to the loss of farmland, habitat and the increased flood risk the 
environmental impact of building so many new homes and the associated 
infrastructure will be significant, further undermining Wiltshire Council’s 
effort to be carbon neutral by 2030.  A new build home will release an 
average of 43 tonnes of CO2e into the atmosphere, so the development at 
Site 1 would release over 300,000 tonnes of CO2e into the environment 
which we would require 645 hectares of woodlands to absorb before the 
homes are even occupied. The effect of building on this scale could only be 
mitigated by ensuring that only the most environmentally friendly and 
insulating construction materials were used and that every house had solar 
panels and heat pumps.  There is nothing in the plans about offsetting the 
carbon implications. 

Covid 19 has shown how important green spaces are for our mental and 
physical health. People taking their daily exercise along the Sustrans cycle 
route and the Wilts & Berks Canal will find themselves not walking through a 
green space where the only sounds are those of the natural world but will 
find themselves walking under concrete flyovers with the resultant effects of 
air pollution, noise pollution, litter and dark water run-off. The views that 
users of these amenities will see once this development is completed will not 
be woodland and fields but congested roads and houses.  

CP4 (Page 7) What are the most important aspects to consider if these sites 
are going to be built on? 

 
The question starts with the premise that the sites will be built on.  If that is 
the case, why is this being presented as a consultation?   

 
The response provided to CP2 and CP3 set out the concerns of Calne Without 
Parish Council and identifies key considerations: the impact of the proposed 
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new link roads that will not reduce traffic, the loss of productive farmland, 
the environmental impact including loss of habitat and flooding, loss of 
amenity space, the impact on the delineation between Derry Hill, Studley, 
Pewsham and Chippenham resulting in a continuous urban sprawl. 
 
Traffic is a key consideration. The consultation provides no evidence of the 
amount traffic generated by the proposed developments its distribution and 
assignment to routes in the network. It is not clear what traffic flows will be 
anywhere on the network or whether the wider area east of Chippenham 
including Calne has even been modelled in any detail. This is of huge concern 
to Calne Without Parish Council; there should be detailed information on the 
impact on the parish and the town of Calne where traffic conditions and air 
quality are poor. It should be remembered that Derry Hill and Studley are 
much nearer the proposed distributor road and the associated developments 
than Chippenham town centre and there are already have major capacity 
issues at Studley Crossroads. 
 
A proposed development of 7500 houses, 1m square feet of employment 
provision and a major distributor road connecting to the A350 to both the 
north and south, will inevitably generate high levels of new traffic and attract 
rerouting of existing traffic to the A4 though Calne and our parish. The main 
junctions in Calne and on the A4 west of the town are already congested and 
operating close to or at their capacity. An example is Studley Crossroads 
where a relatively small development of 53 houses on the Studley side of the 
crossroads and which generated relatively low additional traffic movements 
on the Derry Hill side caused there to be significant queues and delays of over 
8 minutes. The developers own traffic consultant showed that peak hour 
traffic flow on the Derry Hill arm of the junction is 120% of the capacity. This 
already exceeds all the junctions in Chippenham that have been analysed as 
part of the consultation and yet Studley Crossroads has not been considered. 
This and is a major omission for a junction so close to the proposed 
distributor road and a 7500-house development. Studley Crossroads already 
has traffic flows on the A4 of 16000 vehicles a day, any increase in A4 flows 
will reduce the ability of Derry Hill traffic to turn into the A4 with delays 
increasing exponentially.  

 
These traffic issues and the impact of the development and new road on 
Studley Crossroads, Curzon St, Silver St in Calne and Sandy Lane must be 
analysed and properly considered as part of the consultation. Without this 
information the proposals should be rejected and not deferred to a later 
stage to consider mitigating measures. Mitigating improvements are likely to 
be considered and rejected as impractical or prohibitively expensive. Studley 
Crossroads for example has been developed on all sides so there is very little 
room for improvement and as mentioned earlier is now a major rat run for 
drivers avoiding congestion on the A3102 in Calne. The only factor 
suppressing demand for greater use the route as a rat run is the current 
difficulty in turning right onto the A4. Any improvement in capacity on the 
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Derry Hill arm at Studley Crossroads will attract a corresponding increase in 
rat running traffic to an unsuitable route with environmental and safety 
issues. Any delays introduced to the currently free flowing A4 traffic will 
create unacceptable noise and air pollution problems close to the new 
residential developments at Studley Gardens and Chapel Street. 

 
Developments of the scale proposed require much more detailed 
examination of the wider area affected which must include Calne Without 
Parish, Bremhill Parish and Calne town centre and the area between Calne 
and Chippenham, including from the A3102 through Sandy Lane. 
 
CP5 (Page 19) How can these concepts be improved? 

 
Addressing Sites 1 and 2 and whilst in no way accepting the premise that 
development should go ahead for the reasons stated in response to 
questions CP2, CP3 and CP4.  Constraining the development to be contained 
within a boundary created by the proposed link or distributor road would 
provide a natural boundary – as long as there was a long-term commitment 
to protect the land outside this boundary from further development – for say 
50 years.  In addition, the concepts should include further environmental 
mitigations through the planting of copses, the provision of wildlife corridors 
and re-wilding some of the area. 
 
There must a comprehensive review of the traffic implications and a fully 
funded mitigation strategy developed to ensure there is no adverse impact 
on surrounding communities and roads. 

 
CP6 (Page 19) Do you agree with the range of uses proposed, what other uses 
should be considered? 

 
The land designated for employment seems inadequate to address the 
principal of providing housing to match employment to ensure the majority 
of the local population live where they work.   It would seem most 
appropriate to locate employment land close to the A350 to allow ease of 
access to the M4 and reduce distributor road traffic given the proposed road 
is single carriageway, with many junctions and with speed restricted, 
potentially as low as 20mph in some sections. 

 
CP7 (Page 19) Do you agree with the location of the proposed uses?  What 
should be located where and why? 

 
See the response to CP6. 

 
CP8 (Page 19) Do you agree with the location and amount of employment 
provided on Sites 1 and 2? 

 
No.  See the response to CP6. 
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CP9 (Page 19) Do you agree with the proposed locations for self-build and 
custom build housing? Would you prefer alternative locations? 

 
We have no view on the proposed locations but assume this is underpinned 
by research, which is not present in the consultation, that these would be 
desirable and marketable sites for such initiatives.  It is surprising that the 
pockets are quite limited.  Although for Site 1 these fall outside this council’s 
suggestion for the boundary of development. 
 
It is surprising there is no ambition stated to encourage the use of land in 
villages for self-build homes – particularly where this may encourage locally 
employed families to build close to places of work. 
 
CP10 (Page 19) Do you agree with the proposed sites for renewable energy?  
Is there a particular type of renewable energy that should be provided? 

 
The sites seem limited in size and scale when compared to the proposal 
currently being suggested for Forest Gate at Pewsham.  Based on what this 
council has been advised about the Forest Gate site the proposed sites would 
not appear to be commercially viable.  There is also the question of proximity 
to housing developments.  We have sought, but not been provided with, 
details about such sites close to residential developments in connection with 
Forest Gate.  We assume Wiltshire Council has looked at this for the 
proposed developments at Site 1 and Site 2.  Whilst in principal provision for 
renewable energy must be considered a positive proposal, it is difficult to 
comment on the type. 

 
CP11 (Page 19) Site 1 Do you agree with the proposal for some housing to be 
located north of the North Rivers cycle path? 

 
No.  Calne Without Parish Council is not in favour of the proposed 
development at Site 1 and Site 2.  If it were to proceed, we would wish it 
constrained by the proposed link/distributor road and also not north of the 
existing cycle route. 
 
Furthermore, the unspoilt countryside between the North Rivers cycle path 
and the River Marden is protected in the Bremhill Neighbourhood Plan.  In 
2020 over 5,000 people objected to the potential closure to the cycle path 
demonstrating that it is a much-appreciated asset by the existing inhabitants 
of Chippenham for access to the countryside. The proposals would have 
development on both sides and a road crossing it, as well as destroying the 
countryside that people access around it.  

 
CP12 (Page 19) Site 1 – Are there any uses that would be most suitable for 
Hardens Farm and New Leazes Farm? 
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Calne Without Parish Council starts from the position that it is opposed to the 
loss of productive farmland and the associated infrastructure.  Re-wilding 
might be a potential proposition. 

 
CP13 (Page 19) Is there anything we have missed that needs to be considered 
in planning for Chippenham. 
 
As highlighted in comments on the spatial strategy there is a lack of balance 
between house numbers and industrial strategy to create employment 
opportunities to ensure any development is sustainable.  

 
ADDRESSING CLIMATE CHANGE AND BIODIVERSITY NET GAIN  

30. Calne Without Parish Council acknowledges the challenges arising from climate 
change and is supportive of the Wiltshire Council initiative to make the county of 
Wiltshire carbon neutral by 2030.  But this support assumes this must be delivered 
through sustainable development designed to tackle and adapt to and mitigate the 
effects of our changing climate, whilst ensuring our communities are desirable and 
safe places to live and work. 
 

31. Answers to the specific questions arising from the consultation are set out below: 
 

A1 (Page 9) Land-use policies need to be evidence based, realistic viable and 
achievable.  Is it reasonable to assume that the Local Plan can deliver 
outcomes that significantly reverse existing carbon trends before 2030? 

 
Not based on the scale and scope of development plans proposed.  It is a 
sound assumption and reasonable to expect carbon reduction outcomes 
that are deliverable, given sustainable growth in the right locations. In fact, it 
is a requirement of planning legislation and the National Planning Policy 
Framework (NPPF) that local plans are aligned with the Climate Change Act 
and the Government’s net zero carbon by 2050, and 68% reduction (on a 
1990 emissions baseline) by 2030, national target. This is a clear legal duty 
under Section 19 of the 2004 Planning and Compulsory Purchase Act, as 
amended by the 2008 Planning Act, requiring that, taken as whole, Local Plan 
policy contributes to the mitigation of, and adaptation to, climate change. In 
other words, Wiltshire’s Local Plan not only has to ‘deliver outcomes that 
significantly reverse existing carbon emission trends before 2030’ but needs 
to, as a minimum), align and demonstrate this alignment with these national 
targets. 

 
A2 (Page 9) What practical and achievable steps should the Local Plan take to 
significantly reduce carbon emissions by 2030? 
 
The plan should be employment led to radically reduce the need for 
additional commuting. This would mean abandoning the policy of 
unsustainable growth that simply attracts relocation from along the M3, M4 



 

 16 

and A350 corridors, with its associated dependency on commuting. It would 
mean housing numbers that genuinely meet local need and are linked to local 
employment opportunities, so that more people can live near their place of 
employment without the necessity to commute long distances. 
 
A plan with lower, sustainable housing numbers would not require the kind 
of extensive road infrastructure being proposed for example, in Chippenham 
with extended river crossings (up to 0.5km long each) across a flood plain, 
and bridges over the Wilts-Berks canal, all of which would have a huge 
associated carbon footprint. Neither would there be the need for extensive 
destruction of land that acts as a carbon sink, which would release huge 
quantities of carbon and remove the potential to capture carbon in future. 
Nor would the Plan thereby embed vast quantities of emissions for years to 
come as a result of the commuting that will inevitably result, as has 
happened with previous urban expansion, causing the current level of 
congestion and tailpipe emissions. 
 
Appropriate and sustainable housing numbers supported by investment in 
attracting suitable employers, bringing skilled jobs into the area, will have the 
effect of reducing commuting and private car dependency 
 
Any new housing and industrial development must be designed and 
constructed in compliance with the highest sustainable and environmental 
standards, and these must be enforced to ensure there are no 
emissions and potentially negative emissions, associated with all spatial 
development, which will have the added benefit of removing the need for 
costly retrofit later. This is likely to require the installation of heat exchange 
pumps, solar power generation capability coupled with efficient insulation.  
 
Existing housing stock should be brought to a zero-carbon standard by 
providing financial incentives to encourage the installation of heat exchange 
pumps, solar power and insulation. 
 
The reliance on use of carbon fuelled vehicles must be reduced, possibly by 
use of road pricing at peak times, and using the revenue to invest in low-cost 
sustainable public transport options with the necessary links and frequency 
that ensure high volume use.  There should be major investment in the 
infrastructure necessary for charging of electric vehicles, which might attract 
a road pricing discount.  
 
In short, to deliver outcomes that significantly reverse existing carbon 
emission trends, the planners need to radically change their approach to 
carbon fuelled vehicle dependency and ensure future development does not 
increase, and ultimately reduces carbon emissions (e.g. through renewable 
energy generation and carbon sequestration). 
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There is plenty of evidence for the viability of Local Plan net zero carbon or 
‘carbon neutral’ development polices in other Local Authority plans that have 
adopted or are in the final stages of development and adoption.   
 
Despite the intention outlined in the plan to address climate change and 
biodiversity, and the Climate Emergency declaration in which the Council 
commits to seek to decarbonise the county, the Local Plan proposals would 
substantially increase the county’s carbon emissions and lock in emissions for 
years to come (i.e. precisely the opposite of the intention). 

 
A3 (Page 9) How should these actions be delivered and measured? 
 
See A2 – The Local Plan should include an industrial strategy to identify and 
attract suitable employment to minimise the requirements for commuting. 
 
For any development the plan must provide sufficient incentives and controls 
to ensure developers deliver any new buildings (domestic and industrial) to 
the required zero carbon standards.  Similarly, there will need to be 
appropriate incentives to motivate the community to switch to electric 
powered vehicles, with appropriate infrastructure providing convenient and 
accessible charging points. It may be necessary to make arrangements for the 
disposal of petrol/diesel vehicles at no cost to the public.  
 
Support and incentives should be provided to help people convert existing 
buildings to be carbon neutral by installing heat exchange pumps, solar 
panels, efficient insulation and charging points.  A review should be 
undertaken of current public transport (buses) to ensure rural communities 
can enjoy regular and reliable electric powered buses.  
 
Carbon emissions should be measured widely by placing monitors in 
appropriate locations; with the readings regularly published so that the 
community is able to monitor the impact of the measures being introduced.  
Similarly, home-owners and tenants should be provided with means of 
monitoring carbon emissions; possibly using similar technology to that 
employed by Smart Meters to enable ease of collection and publication.  

 
B1 (Page 16) If we are to successfully tackle flood risk and promote 
sustainable water management, would the measures set out above go far 
enough? 
 
There must be a concern about committing to building in Flood Zone 1, even 
with flood resilient design methods.  Is it practical to expect people to 
commit to purchase properties where a flood risk exists, or will the council be 
providing insurance to cover this risk that may not be available commercially 
at reasonable prices?  
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Flood risk will be exacerbated by projected climate change and whilst flood 
risk may be mitigatable for some sites, building on these sites can increase 
the risk elsewhere. It is therefore better to avoid building on low-lying land 
adjacent to existing flood plains (e.g. Site 1 to the East of Chippenham) in 
order to reduce the risk of future downstream flooding (e.g. of Chippenham 
and other communities such as Melksham, Bradford-on-Avon and Bath). 
 
All new development must incorporate Sustainable Drainage Systems – 
where this is not technically feasible it should not be allowed to proceed, 
thus ensuring water run-off is fully managed.  Providing a loophole for 
developers to claim a solution is not technically feasible is a licence for 
avoidance. 

 
B2 (Page 16) If we are to successfully enhance our natural capital through 
place shaping and nature-based solutions, would the measures set out above 
go far enough? 
 
This is a reasonable statement of ambition, but the question appears to be 
based on a false premise since natural capital would generally not 
be enhanced by any proposed development, and would be spectacularly 
damaged by siting development, for example to the East of Chippenham in 
the Avon and Marden valley. 
 
Any measures to incorporate ‘nature’ within the proposed urban 
conurbations would be tokenistic relative to the loss of natural capital 
caused. It is also far from clear what Wiltshire Council’s Blue and Green 
Infrastructure Strategy is, or the nature-based solutions mentioned under 
Policy Theme 2 would actually comprise of, apart from statements about 
benefiting carbon sequestration, air quality improvements, passive cooling, 
health and wellbeing and biodiversity enhancement, which are precisely 
what the proposed development would destroy.  
 
Final judgment should be reserved until the Green Blue Infrastructure (GBI) 
strategy is published. 

 
B3 (Page 17) If we are to successfully plan for net zero carbon future through 
sustainable design and construction, would the measures set out above go far 
enough? 
 
The measures are a reasonable baseline.  However, there must be concern 
about the statement that ‘ …standards would need to be clear, easily 
implemented and not put at risk the viability of the development’.  This 
appears to be a charter for avoidance and an obvious loophole for developers 
to exploit.  If it is not viable to build sustainable homes that have zero impact, 
planning should not be approved. 
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Furthermore, successfully enhancing natural capital requires it isn’t 
destroyed in the first place. Hence the need to avoid building 
on valuable habitats and carbon sinks, such as the land to the East of 
Chippenham. High quality pasture and river valleys are finite and 
irreplaceable, and need to be protected and enhanced in their current state. 
 
An estimate of the carbon emissions and the natural capital loss associated 
with the proposed sites would be a good starting point in being transparent 
about the damage to the climate and environment that would result. 

 
A key omission is any clarity on how support might be afforded to low-
income households who are unable to convert existing dwellings to achieve a 
zero-carbon rating.  This issue is likely to be accentuated as a result of the 
current pandemic and the consequences for many low-income households. 

 
B4 (Page 17) Is the move to a position where all new development is rated as 
zero carbon achievable from the date the Local Plan is adopted (i.e. from 
2023)? How might this be achievable and if not, why not? 
 
Yes.  By undertaking viability assessments on strategic sites as part of the 
revised Plan, as is now required, the viability of proposed development will 
be clear from the outset and developers will price any additional costs 
associated with compliance with zero carbon standards into their land 
purchase. Once a clear policy has been set, the additional costs of carbon 
neutral development will fall rapidly, as this becomes the standard method of 
building and developing sites. Government net zero carbon targets require 
this to happen as soon as possible, and a net zero carbon policy needs to be 
adopted as soon as possible (i.e. from 2023 at the latest and preferably 
sooner). 

 
B5 (Page 17) Would a move to support the delivery of zero carbon new 
development materially affect scheme viability? 
 
It should not, the commitment to a carbon neutral environment requires it to 
be viable, otherwise why make the commitment.  Commercial viability, as 
opposed to social viability, will be dependent on the developers and their 
appetite for risk and innovation.  Potentially, a developer who can deliver to 
the necessary high standards to achieve a measurable zero-carbon result will 
be very well placed to secure further work in many locations.  It would seem 
an ideal challenge and business opportunity.  
 
There needs to be a balance between viability and acceptance of the need to 
change so the focus should be on:  
 

• developing a carbon neutral spatial strategy; 

• putting net zero carbon development policy in place; 

• actively promoting renewable energy development; 
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• supporting the transition to ultra low emission vehicles (principally 
Electric Vehicles). 

 
 
 
B6 (Page 17) In terms of performance standards for new buildings, what 
method(s) should the Council aim to implement? 
 
The performance standards should be of the highest order with no 
compromises.  Wiltshire might set itself a stretch target of delivering to 
standards higher than that dictated by central Government.  
 
Targets might include, retrofit of insulation (including double 
glazing) and renewable energy generation devices (e.g. solar panels and 
ground source heat pumps) in conservation areas and listed buildings, subject 
to other relevant local planning requirements. 

 
B7 (Page 17) How should the Council support retrofitting and modernisation 
of existing buildings to achieve higher performance and reduce carbon 
emissions? 
 
By the introduction and use of incentivised schemes (cost and risk share).  
Provision will need to be made to support low-income households to meet 
the necessary standards. 

 
B8 (Page 18) If we are to make headway in terms of decarbonising energy 
production, consumption and emissions, would the measures outlined above 
go far enough?  If not, what are we missing and how would additional 
measures be delivered? 
 
This appears to be a relatively challenging list of goals.  Wiltshire is a county 
that could benefit from energy produced by wind generators. This should be 
considered and researched as a viable alternative energy source. Where new 
buildings are being planned, they should be incorporating solar tiles in the 
design stage. 

 
B9 (Page 18) Should the Council set out policies that favour particular 
technologies, or should it encourage all technologies to provide green energy 
for Wiltshire? 
 
The key must be to encourage and support all technologies that reduce 
emissions and provide sustainable energy at a reasonable cost i.e. no greater 
than existing sources. 
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B10 (Page18) Should the Local Plan set targets for the production and use of 
renewable energy?  If so, what might they be and how would they be 
measured? 
 
Yes, and these should be consistent with those suggested by the Committee 
on Climate Change i.e. between 30% and 45% by 2030.  

 
B11 (Page 19) What steps should be taken to retrofit existing buildings with 
ultra-low or zero carbon forms of energy production?  In particular, how could 
such technology be incorporated into buildings with sensitive locations such 
as conservation areas and/or listed buildings? 
 
There should be support (financial, technical and practical) to retrofit and 
adapt existing buildings to accommodate ultra-low carbon or zero carbon 
forms of energy production and use. In conservation areas it may be sensible 
to look at providing incentives to incorporate such technologies in a 
sympathetic manner. 
 
In listed buildings considerable care will be needed to ensure the character of 
the buildings is not changed. In some situations, in Wiltshire listed buildings 
will be thatched and solar panels will not be an option; so remote and 
discrete ground siting may be an option or by the use Air and Ground source 
pumps for heating.  In all cases consultation must take place with the owners 
of older buildings to ensure a sensible and sensitive solution is achieved. 
Given the unique nature of some small villages in Wiltshire the local 
community will need to be consulted to ensure they are supportive of 
changes that could result in a significant change to the character of their 
community. 
 
B12 (Page 19) If we are to tackle issues associated with air quality would the 
measures set out above go far enough and be effective in improving air 
quality in Wiltshire?  If not, what measures are we missing and how should 
they be framed in land-use planning policy? 
 
The paper states that “the Council considers that increasing the level of self- 
containment within Wiltshire’s settlements offers the best solution for 
tackling unsustainable, carbon-based travel patterns.” It further states that 
“to achieve this goal, the Local Plan will likely need to set out policies for 
reducing travel and the use of private carbon fuelled vehicles.”   
 
Despite this, the spatial strategy promotes large urban commuter extensions, 
requiring climate damaging infrastructure and locking in tailpipe emissions 
and pollution for many years to come. The spatial strategy also promotes 
additional air pollution in Chippenham and neighbouring Calne by them 
becoming dormitory communities for people working in the M4 corridor.  A 
licence to travel and pollute. 
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A more organic and local employment-led development approach, with 
supporting policies, would prevent large scale commuting and associated 
emissions/ air pollution. Sustainable (active and battery enhanced) travel 
options within sites would reduce the need to use cars for local journeys. 
Employment development should promote high skilled jobs in order to 
minimise out-commuting and allow people to live near their place of work. 
 
Policies and incentives to reduce travel e.g. road or congestion charging, and 
the use of private carbon fuelled travel patterns may help achieve the goal.  
This should be allied with to a fundamental review of public provision. For 
many rural communities the bus service has been reduced to an absolute 
minimum. To support delivery of improved air quality and reliance on 
individual vehicles this will need to change, with more buses, extra bus routes 
serviced by a reliable and comfortable zero carbon service at competitive 
prices.  Similarly, careful attention must be given to relieve certain areas of 
traffic congestion if we are to have any chance of reducing air pollution.  
 
B13 (Page 19) What practical policy steps should the Local Plan take to 
significantly increase modal shift to public active transport, and speed up the 
transition to greener fuelled vehicles? 
 
See B12.  The provision of an appropriate accessible infrastructure (publicly 
and within homes) for greener fuelled vehicles coupled with disincentives – 
road charging for carbon fuelled vehicles. 

 
B14 (Page 19) The electricity grid system may not be able to cope with a rapid 
take up of electric vehicles and the charging infrastructure needed to power 
them.  What measures should the Council explore with Distribution Network 
Operators/Distribution Service Operators to resolve this? 
 
All new developments should come with a levy on the developer to provide 
adequate access to the charging infrastructure necessary to support green 
vehicles.  It should be a condition that no new site can be occupied until the 
developer has secured sustainable energy supplies to ensure that electric 
vehicles can be used and charged at that development.  This should 
incentivise the developers to work with the Distribution Network Operators 
and Distribution Service Operators to provide the necessary supply.  The 
responsibility should not necessarily fall to the council. 

 
B15 (Page 20) If all new development is to be future proof, promote zero 
carbon production and consumption terms, what impact would this have on 
the design and viability of schemes? 
 
There needs to be a fundamental re-think. Wiltshire Council needs to: 
 

• develop a genuinely sustainable spatial strategy that is not dependent 
on commuting; 
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• take an employment led approach; 

• reduce housing numbers to allow for more organic growth that will 
not cause the substantial harm associated with the current proposed 
strategy; 

• measure the carbon emissions associated with the proposed spatial 
strategy options and prioritise minimising current and future 
emissions; 

• develop a framework for aligning the Local Plan with the 
Government’s and Wiltshire’s carbon reduction targets; 

• place proper value on natural capital and account for it in the Plan; 

• develop and implement net zero carbon development policies and 
low carbon, sustainable construction policies; 

• develop and implement supportive renewable energy development 
policies; 

• develop and implement supportive Electric Vehicle infrastructure 
policies; 

• develop and implement supportive integrated pubic transport and 
active/ 

• battery assisted travel infrastructure development policies. 
 

In the end the viability of any scheme is a judgment to be made by the 
developer.  The challenge is to ensure that there are sufficient incentives for 
the developer to meet the zero carbon requirements set by the council that 
provide a reasonable return for the investment made.  It is likely that high 
environmental and sustainability standards, at least initially, will be more 
expensive.  However, the broader adoption of such standards and new ways 
of working is likely to drive down costs in the long term.  Therefore, the 
pursuit of the high standards necessary to achieve the Council’s 
environmental and climate change goals should not be compromised in 
favour immediate results and profit. 
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1.0 INTRODUCTION 

1.1 This representation to the Wiltshire Local Plan Review consultation has been prepared by 
DLP Planning Ltd on behalf of our client, Royal Wootton Bassett Town Council (‘the Town 
Council’). 

1.2 The Town Council is currently undertaking a review of its Neighbourhood Plan, which covers 
the Parish of Royal Wootton Bassett, as shown in Figure 1 below. This area comprises the 
main town of Royal Wootton Bassett and a large expanse of surrounding countryside to the 
north west, west and south of the main urban area. At the last Census in 2011 this area had 
a population of 11,385 and just over 5,000 dwellings. 

Figure 1. Royal Wootton Bassett Neighbourhood Plan Area  

 

1.3 The first Neighbourhood Plan was adopted in April 2018. This Plan comprised 12 policies 
covering a range of development management issues and policy themes, including those 
relating to services and facilities, the town centre and retail, education, housing and 
development, and transport.  

1.4 As noted above, the Town Council is currently undertaking a review of its Neighbourhood 
Plan. This is in the initial stages of development. A public consultation exercise was 
undertaken in October-November 2020 to identify key issues and objectives for the revised 
plan. The stage which is currently being undertaken is a policy scoping exercise, in order to 
determine what the vision and objectives for the Plan will be and what broad range of policies 
will be included. As the timescales for preparing the Neighbourhood Plan Review align with 
those of Local Plan Review it is therefore important that close working between the Town 
Council and Wiltshire Council is established for plan-making in Royal Wootton Bassett. 

1.5 The following sections of this report comment on the contents of the relevant consultation 
documents, including the Emerging Spatial Strategy, the documents relating specifically to 
Planning for Royal Wootton Bassett (including proposed development locations), and other 
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relevant supporting evidence-base documents. These representations have been prepared 
in the context of supporting the Town Council’s interests in preparing and delivering the 
Neighbourhood Plan Review, and the possibility that the Town Council may choose to 
allocate non-strategic sites for specific land uses within the Neighbourhood Plan.  

1.6 In submitting these representations, we wish to be kept informed about future stages of the 
Wiltshire Local Plan Review and work closely with the Council in the preparation of strategic 
policies covering Royal Wootton Bassett. 
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2.0 EMERGING SPATIAL STRATEGY 

2.1 Each of the sections below relates to the relevant section contained in the ‘Wiltshire Local 
Plan Emerging Spatial Strategy’ (January 2021) document. 

a) Introduction 

2.2 The Town Council acknowledges and supports the need to deliver housing in Wiltshire to 
meet the identified housing needs of the current and future population of the county, as 
evidenced in the Local Housing Needs Assessment, together with additional employment 
land which may be required to help meet the needs of growing local businesses and provide 
job opportunities for local residents. However, in meeting these identified needs the Town 
Council is keen to ensure that Wiltshire Council, in developing its Strategy for Growth, 
ensures that future development represents a sustainable pattern of growth and that any 
proposed new development is supported by appropriate infrastructure provision required to 
support the levels of growth identified.    

2.3 The Town Council supports the strategy of primarily focusing new development within the 
existing settlements, as this will enable sustainable patterns of growth (in line with National 
Planning Policy Framework (NPPF) paragraph 7) by ensuring that residents of new 
developments are best able to access services, community facilities and other infrastructure. 
The Town Council also supports the suggestion outlined in paragraph 1.3 of the Emerging 
Spatial Strategy that “Outside of the main settlements, the focus will continue to be on 
protecting the countryside and only development that can meet local needs”. The Town 
Council wishes to ensure that the countryside around Royal Wootton Bassett is protected 
from unnecessary urban sprawl, particularly to the east of the town in order to prevent 
reduction of the gap between Royal Wootton Bassett and Swindon. On this point, the Town 
Council would support the inclusion of a strategic countryside gap policy in the Local Plan in 
order to preserve the separation between Royal Wootton Bassett and Swindon. Any growth 
proposed in Royal Wootton Bassett must be demonstrated to meet the current and projected 
future needs of Royal Wootton Bassett rather than meeting the needs of Swindon. 

2.4 The Town Council supports the proposed retention of the existing settlement hierarchy, as 
defined in the Core Strategy (Core Policy 1: Settlement Strategy), including the identification 
of Royal Wootton Bassett as a Market Town. The suggestion that Market Towns 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” (Emerging Spatial Strategy, page 3) would only be supported where it can be 
demonstrated that the level of development proposed meets an identified local need and 
where growth is accompanied by appropriate contributions towards required infrastructure 
provision (including highways and transport infrastructure, and education, health and other 
community facilities). The Town Council is keen to ensure that any future growth that is 
allocated in the Market Towns, including Royal Wootton Bassett will help to meet an existing 
identified housing need in a sustainable manner, in locations that enable good access to 
services and facilities. It is unlikely that the allocation of ‘significant’ levels of development in 
the town would be supported unless this is accompanied by the necessary infrastructure 
provision including, amongst others, the delivery of a bypass to the south of the town.  

2.5 The Town Council supports the promotion of ‘self-containment and sustainable communities’ 
within Wiltshire’s Market Towns, including Royal Wootton Bassett, but notes that this will only 
be achieved through proportionate levels of development that are supported by necessary 
levels of infrastructure and service provision.   

b) Growth and Climate Change 

2.6 The Town Council supports the ambition to address the issue of climate change through the 
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promotion of sustainable patterns of development, including by focusing the majority of 
growth within Wiltshire’s three main settlements (Chippenham, Salisbury and Trowbridge). 
The Town Council also encourages Wiltshire Council to consider the role of small and infill 
sites within existing settlement boundaries to accommodate residential development as a 
first option. Such forms of development would promote self-containment within existing 
settlements, provide easy access to existing services and facilities, and represent the most 
sustainable pattern of growth. The potential of smaller sites located within the existing built 
up area of settlements (including Royal Wootton Bassett) to accommodate growth should be 
prioritised before large-scale expansion of these settlements into the open countryside is 
considered. The Neighbourhood Plan has the potential to play a key role in identifying and 
allocating these sites within Royal Wootton Bassett. 

c) Delivering the Spatial Strategy 

2.7 The Town Council supports the Council’s ambition to maximise levels of development within 
existing settlements in order to minimise expansion into the surrounding countryside. The 
Town Council also supports the need to encourage walking and enhancing access to 
recreation facilities and opportunities for exercise; an issue which has been emphasised 
through the impact of the Covid-19 pandemic and the shift towards increased home working. 
Ensuring that new development is sustainably located, within walking distance of key 
services, recreation and leisure facilities, will be increasingly important as we adapt to ‘new 
ways of working’.  

2.8 Whilst Covid-19 has also led to a rise in online retailing and the changing nature of town 
centre, the Town Council believes that the role of town centres and High Streets as a place 
for providing independent retailing, restaurants, cultural and leisure facilities should continue 
to be supported as far as possible through the Local Plan. An increase in home working and 
reduced out-commuting is likely to result in increased demand for local services and facilities, 
including within the centres and High Streets of Wiltshire’s Market Towns, such as Royal 
Wootton Bassett. 

2.9 The Town Council supports Wiltshire Council’s recognition of the need for closer working 
between the Council and Parish and Town Councils to support the preparation of 
neighbourhood plans (as outlined in paragraph 2.10 of the Emerging Spatial Strategy 
document. This closer collaboration is welcomed by the Town Council, as they continue to 
progress their Neighbourhood Plan Review. In respect of the identified ‘place shaping 
priorities’, the Town Council however requests that these are closely aligned to the Vision 
and Objectives that are currently being developed for the Royal Wootton Bassett 
Neighbourhood Plan and which were derived from a comprehensive consultation exercise 
which was recently undertaken. Further comments on the proposed ‘place shaping priorities’ 
are presented in section 3 of this report. 

2.10 The Town Council supports the Council’s ambition to ensure that land for development is 
allocated on sites that are deliverable. In identifying suitable and deliverable sites for 
development, the Council must also ensure that the Local Plan allocates a range of small 
and medium-sized sites, in addition to large strategic sites), in accordance with paragraph 
68 of the NPPF. The option for allocating small- and medium-sized sites should be given to 
Neighbourhood Plans, such as the Neighbourhood Plan Review that is currently being 
prepared for Royal Wootton Bassett. Where Neighbourhood Plans choose not to allocate 
sites, the allocation of small and medium-sized sites should be included within the Local Plan 
to ensure that a range of sizes of allocations (not just large scale strategic sites) are identified. 

2.11 Paragraph 2.11 of the ‘Emerging Spatial Strategy’ document states: 

“The Local Plan Review is required to set housing requirements for the plan period 
for each main settlement’s area designation for neighbourhood planning. As land 
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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.” 

2.12 Whilst the Town Council supports the prioritisation of brownfield land for development, the 
Town Council objects to the Neighbourhood Plan only being given a housing target for 
allocating brownfield sites. National Planning Practice Guidance (paragraph ref. 41-009-
20190509) states that “Strategic policies should set out a housing requirement figure for 
designated neighbourhood areas from their overall housing requirement” (emphasis added). 
Therefore, the housing requirement figure for Neighbourhood Plans should be provided in 
the context of the Local Plan’s local housing requirement, not based on the brownfield site 
capacity of neighbourhood plan areas.  

2.13 Paragraph 2.11 above states that “As land within main settlements is mostly built up, a 
requirement translates to a brownfield target” (emphasis added). However, this is not always 
the case. As Figure 1 above illustrates, the Royal Wootton Bassett Neighbourhood Plan area 
also covers a large area of greenfield land. The Town Council, as neighbourhood planning 
body, should have the ability to allocate sites anywhere within their Neighbourhood Area so 
long it is demonstrated that they are suitable, available and deliverable and consistent with 
the overarching spatial strategy for growth. This point is addressed in further detail in section 
(d) below. 

2.14 As the focus of growth for the emerging Local Plan is within the ‘main settlements’, including 
the Market Town of Royal Wootton Bassett, the Town Council would therefore welcome 
further engagement with Wiltshire Council on the development of their Neighbourhood Plan 
to ensure that its relationship with the Local Plan is recognised as the Local Plan is further 
developed.    

d) Emerging Spatial Strategy 

2.15 The Town Council acknowledges the principle of focusing the majority of growth in the 
County’s three Principal Settlements (Chippenham, Salisbury and Trowbridge).  

2.16 In paragraph 3.4, the Council states that sites in Market Towns may be selected by local 
communities if they are progressing or reviewing a neighbourhood plan. The Town Council 
supports this and wishes to engage with the local planning authority further on which 
of the identified ‘reasonable alternative’ sites would be most suited for development, 
and which, if any of these sites could be delivered through the Neighbourhood Plan.  

2.17 The Town Council supports the allocation of targets for neighbourhood plans to deliver within 
each settlement. However, this should be a target based on the housing required within the 
neighbourhood plan area rather than a ‘brownfield land target’ (as stated in National Planning 
Practice Guidance, paragraph 41-009-20190509). This approach is therefore not robust and 
is unlikely to be considered sound at examination. There is also no basis in the NPPF for this 
‘target’ to be restricted to brownfield land only. 

2.18 Furthermore, these brownfield land target figures are derived from the windfall allowance 
identified in the Wiltshire housing land supply, however windfall sites may be delivered on 
either brownfield or greenfield sites, and by virtue of their ‘windfall’ nature such sites cannot 
be planned for. And whilst the Town Council and the NPPF supports re-use of brownfield 
land, the key objective (set out in paragraph 68) is for local planning authorities to promote 
the development of a good mix of sizes of sites, including small and medium sized sites. The 
Local Plan Spatial Strategy does not, at present, sufficiently support the delivery of small and 
medium sized sites. The Town Council therefore suggests that the target given to 
neighbourhood plan groups is not restricted to just brownfield sites, but is a target to enable 
the development of small- and medium-scale developments on any suitable sites within or 
adjacent to existing settlements in the neighbourhood plan area. It may be, for example, that 
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there are greenfield sites within a neighbourhood plan area that are considered suitable for 
development and would be preferable to development of other ‘brownfield’ sites, but which 
could not currently be allocated under the restrictive ‘brownfield only’ target. The spirit in 
which neighbourhood planning was introduced was to give local communities the freedom to 
allocate any suitable sites within their neighbourhood area for development, without being 
restricted to which sites these could be. The current ‘brownfield target’ is overly restrictive 
and does not reflect the purpose of neighbourhood planning, and as such is contrary to the 
NPPF.  

2.19 Paragraph 13 of the NPPF states that “Neighbourhood plans should support the delivery of 
strategic policies contained in local plans or spatial development strategies; and should 
shape and direct development that is outside of these strategic policies” (emphasis 
added). The NPPF does not state that this development should only be directed to previously 
developed or brownfield sites only. The proposed ‘brownfield target’ for neighbourhood areas 
is therefore overly restrictive and inconsistent with national policy. If a housing target is to be 
set for individual settlements, this should be termed a ‘non-strategic sites target’ not a 
‘brownfield target’.  

2.20 Neighbourhood plan groups should have the ability to assess and make judgments about 
which sites within their neighbourhood areas are most suitable for development themselves, 
rather than being restricted to allocating only brownfield sites. 

e) Swindon Housing Market Area 

2.21 The Town Council acknowledges the Council’s identified preferred Option B, which involves 
a focus of growth on Royal Wootton Bassett. The levels of growth proposed in Royal Wootton 
Bassett under this option would appear to result in significant issues relating to local 
education and health service capacity and managing traffic both within the town and at 
junction 16 of the M4 (paragraph 3.68). In light of these identified issues, the Town Council 
questions the sustainability and feasibility of the growth option identified. In delivering this 
option, the Local Plan would need to have mechanisms in place to ensure that these issues 
are adequately addressed. 

2.22 The Town Council supports the recognition in paragraph 3.75 of the ‘Emerging Spatial 
Strategy’ document that the Royal Wootton Bassett Neighbourhood Plan will “play an 
important part in meeting local needs from growth”. The Town Council requests the 
opportunity to engage further with Wiltshire Council on this matter and how sites may 
potentially be allocated within the Neighbourhood Plan. 

2.23 In terms of the scale of growth identified for Royal Wootton Bassett, the Town Council notes 
the residual housing requirement figure of 990 identified at 1st April 2019. Before the any 
housing sites are identified and the Local Plan is published for pre-submission (Regulation 
19) consultation, this figure should be revised to provide the most up-to-date residual figure 
(i.e. the residual requirement at 1st April 2021) in order to take account of any housing 
completions and commitments that have come forward in the town in the past two years. 

2.24 As noted above, the ‘brownfield target’ should be replaced with a housing requirement target 
for the Neighbourhood Plan Area. Wiltshire Council should also acknowledge the potential 
role of the Royal Wootton Bassett Neighbourhood Plan Review (currently underway) in 
identifying housing allocations (particularly on non-strategic sites).  

f) Appendix One: The Role and Function of Brownfield Targets 

2.25 As outlined in section (d) above, the Town Council objects to the use of ‘brownfield targets’ 
as these undermine the purpose of neighbourhood plans, which is to provide local 
communities with the ability to allocate non-strategic sites anywhere within their 
neighbourhood areas so long as these align with national and local strategic policies. By 
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limiting neighbourhood plans to allocating land only on brownfield sites, this removes some 
of their function and is contrary to national policy. 

2.26 In addition, paragraph 21 of the NPPF states that “Strategic policies should not extend to 
detailed matters that are more appropriately dealt with through neighbourhood plans or other 
non-strategic policies”. This includes the allocation of non-strategic sites. The Local Plan 
should not therefore seek to determine where and in what locations these non-strategic sites 
should be allocated, if they can be delivered through a Neighbourhood development Plan. 

2.27 Paragraph 6 of Appendix One 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”. This does not align with paragraph 65 of the NPPF which states that “strategic 
policies should also set out a housing requirement for neighbourhood areas which reflects 
the overall strategy for the pattern and scale of development and any relevant 
allocations” (emphasis added). The NPPF does not therefore state that the neighbourhood 
area housing requirement provided by the local planning authority should dictate on which 
specific sites housing should be allocated, only in which broad settlement locations growth 
is required and what levels of growth are required in these locations. 

2.28 Furthermore, the housing requirement for designated neighbourhood areas should be a 
proportion of the overall housing requirement for the plan that is required within a particular 
neighbourhood area. Paragraph 5 of Appendix One states that “A settlement’s brownfield 
target represents the total number of additional new homes the Council estimate can be built 
on previously development land over the next 10 years (2021-2031), not the whole plan 
period”. This does not align with the NPPF. The Local Plan should identify a housing 
requirement for each neighbourhood area for the whole plan period (i.e. to 2036), not just the 
next 10 years. 

2.29 Paragraph 9 of Appendix One recognises that “It is…by the nature of brownfield land 
opportunities, uncertain whether a target can be achieved; or indeed whether circumstances 
at a settlement have fundamentally changed”. Therefore it is clear that brownfield targets 
may not themselves be sufficient to meet the housing requirements identified within a 
neighbourhood area, and therefore it is more appropriate for a housing requirement figure to 
be provided to neighbourhood plan groups so that they can themselves determine how best 
to ensure that a deliverable supply of land is allocated to meet identified housing needs, 
rather than depending on delivery of brownfield sites, which Wiltshire Council acknowledges 
may not by themselves be a reliable source of housing supply. 

2.30 Paragraph 13 of Appendix One states “Some neighbourhood plans are being prepared or 
reviewed in parallel to the Local Plan Review. They can identify brownfield sites that will be 
included in developable land supply. A corresponding amount of land can then be removed 
from that remaining to be planned for and the Local Plan can reduce the amount of greenfield 
land it needs to allocate for new homes” (emphasis added). The Town Council objects to the 
reference here to ‘brownfield sites’, as national policy dictates that neighbourhood plans can 
identify any sites for development, not just brownfield sites. 

2.31 Paragraph 14 of Appendix One states that brownfield targets have been calculated from the 
Council’s ‘windfall’ allowance which itself is calculated from historic brownfield permissions 
(previously developed sites not allocated in the development plan). As previously stated, the 
housing target provided to neighbourhood plan areas should be based on the ‘housing 
requirement’ in each area, as derived from the Local Plan housing requirement figure (as 
required by NPPF paragraph 65) rather than based on historic windfall consents. It should 
be derived from an assessment of housing need rather than based on trends of brownfield 
sites that have been delivered in that area in the past. The approach currently proposed is 
not robust and is unlikely to be found sound at examination.  
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2.32 Notwithstanding the fact that neighbourhood plans should not be limited to allocating sites 
on brownfield land and that housing targets for neighbourhood areas should be based on an 
assessment of housing need, the Council’s calculation of a brownfield target based on 
carrying forward historic brownfield site permissions within each settlement and considering 
this to be “a realistic estimate of future brownfield opportunities” is not robust. This is because 
there is a finite number of brownfield sites available within a settlement at any one time, and 
so it is unlikely to be possible to allocate sufficient sites to meet the identified ‘brownfield 
target’ on brownfield sites at the current time. The nature of windfall sites is that they come 
forward as ‘windfall’ rather than being planned. Any ‘target’ provided to neighbourhood 
groups should instead be based on an identified housing requirement that can be 
appropriately planned for to provide a robust and deliverable supply of housing sites that can 
meet identified local needs.              
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3.0 PLANNING FOR ROYAL WOOTTON BASSETT 

3.1 Each of the sections below relates to the relevant section contained in the ‘Wiltshire Local 
Plan Planning for Royal Wootton Bassett’ document. 

a) Scale of Growth 

3.2 The Town Council supports the need to deliver new homes through both the Local Plan and 
neighbourhood plan, as appropriate, in order to meet local housing needs. However, the 
Town Council believes that the Local Plan should not just focus on delivery of strategic and 
large or complex sites but should ensure that it also allocates sufficient small- and medium-
sized sites, in accordance with paragraph 68 of the NPPF. 

3.3 As stated in our response to the ‘Emerging Spatial Strategy’ outlined in section 2 above, the 
Town Council objects to the identification of a brownfield target. The identification of a 
brownfield target is not in accordance with the NPPF, which requires neighbourhood areas 
to be given a ‘housing requirement’ figure. This target is also based on historic windfall 
delivery and it may not be possible to allocate sufficient deliverable brownfield sites to meet 
this need at the present time. 

3.4 In addition, the residual housing requirement figure for Royal Wootton Bassett should be 
updated to the latest figure at the time the Regulation 19 version of the Local Plan is 
published (likely to be 1st April 2021) to ensure that the requirement figure takes account of 
any recent completions or commitments.  

3.5 The Town Council notes that Paragraph 13 of the ‘Planning for Royal Wootton Bassett’ 
document states:  

“Royal Wootton Bassett Town Council would support higher level of growth than what 
is proposed, provided this enables delivery of capacity improvements to transport, 
education and health infrastructure, ideally by way of a strategic development. 
However, amongst other issues, fundamental concerns remain regarding the capacity 
of M4 Junction 16. Due to the complexities linked with higher growth such strategic 
development would have to be steered by the Local Plan”.  

3.6 The Town Council will only support a higher level of growth where it can be assured that the 
infrastructure improvements needed to support this level of growth are delivered as part of 
the proposed development. 

3.7 The Town Council welcomes the statement in Paragraph 14 of the document that Wiltshire 
Council will seek to align the Local Plan with the Neighbourhood Plan vision. The 
Neighbourhood Plan may choose to allocate sites for development, but this has not yet been 
decided. The Town Council would welcome further engagement with Wiltshire Council on 
this matter. 

b) Place Shaping Priorities 

3.8 The Town Council broadly supports the draft priorities for Royal Wootton Bassett identified 
by Wiltshire Council, including the need to address climate change and achieve carbon 
reduction. In addition to those priorities listed, the Town Council would also like to add the 
following additional priorities which emerged from the recent initial public consultation on the 
Neighbourhood Plan Review: 

• Infrastructure improvements to reduce congestion in the town centre, including 
investigating the feasibility of a bypass to the south of the town 

• Retain and enhance green spaces within the town, including provision of a new town 
park (to the north west of the town incorporating the Row-de-Dow footpath) and country 
park (around Brynards Hill to the south of the town) 
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• Provision of additional cycle links, including along the restored canal route 

3.9 In respect of draft Priority (i) the Town Council requests that this is reworded as follows to 
ensure that Royal Wootton Bassett continues to remain physically distinct from Swindon and 
to prevent the settlements from merging in the future: 

“Protecting the distinct character and identity of the town, recognising its proximity to 
Swindon whilst retaining its physical separation” 

c) Potential Development Sites 

3.10 As noted above, in identifying sites to allocate within the Local Plan, the Council should 
ensure it does not allocate more land than is required to meet the identified housing need in 
Royal Wootton Bassett.  

3.11 Any development that is allocated within the Local Plan should include a requirement to 
deliver all necessary infrastructure needed to support that development, including highways, 
education, health, leisure, and open space provision. Any allocations should also not have 
any adverse impacts on designated environmental sites or heritage assets. 

3.12 The Town Council welcomes the opportunity to allocate sites within the Neighbourhood Plan, 
which is currently being reviewed. At present, the Town Council has not made any firm 
decision on whether the revised Neighbourhood Plan will include any site allocations. The 
Town Council would welcome further engagement with Wiltshire Council on this matter. It 
may be that a number of the potential development sites identified for the Local Plan may be 
suitable for inclusion as site allocations within the Neighbourhood Plan. 

3.13 With respect to the ‘pool of sites’ identified within the ‘Planning for Royal Wootton Bassett’ 
document, the Town Council: 

• Does not support the allocation of Site 1 (Land at Marsh Farm) due to site specific 
concerns and this is not the preferred strategic direction of growth for the town due to 
the potential for narrowing the gap between Swindon and Royal Wootton Bassett; 

• Does not support the allocation of Site 2 (Land at Midge Farm) due to site specific 
concerns and this is not the preferred strategic direction of growth for the town due to 
the potential for narrowing the gap between Swindon and Royal Wootton Bassett; 

• In principle supports the allocation of Site 3 (Land at Maple Drive) subject to ensuring 
there is no encroachment on the lake/nature reserve sites to north of site; 

• Does not support the allocation of Site 4 (Land at Whitehill Lane) due to concerns 
regarding highways safety impacts (given the close proximity to an existing junior 
school) and development of this site would result in an unacceptable encroachment 
into the surrounding countryside; 

• Would in principle support the allocation of Site 5 (Land South of Wootton Bassett) 
in preference to Site 7 (Land South of Wootton Bassett A & B) if a large scale strategic 
allocation at the town is required. However, this would need to be supported by 
evidence of housing need for a development of this scale and would need to be subject 
to comprehensive design and infrastructure improvements (including bypass) being 
delivered; 

• In principle supports the allocation of Site 6 (Land South of Templar’s Way) for 
employment use; 

• Does not support the allocation of Site 7 (Land South of Wootton Bassett A & B), as 
Site 5 (Land South of Wootton Bassett) would be the preferred location for a large scale 
strategic development; 

• Does not support the allocation of Site 8 (Land at Woodshaw) due to site specific 
concerns and this is not the preferred strategic direction of growth for the town due to 



 
WLTS5023-1PS 
Royal Wootton Bassett Town Council 
Wiltshire Local Plan Review Consultation 

14 
02.25.KW.WLTS5023-1PS.Wiltshire Local Plan Representations_v.3 

the potential for narrowing the gap between Swindon and Royal Wootton Bassett. 

d) Settlement Profile 

3.14 The Town Council broadly supports the infrastructure requirements identified by Wiltshire 
Council. Based on priorities that are emerging from the ongoing Neighbourhood Plan 
Review, the following items should also be added to the list of infrastructure requirements: 

• The delivery of a country park to the south of the town (currently a requirement of the 
S106 agreement for the consented Brynards Hill development); 

• The delivery of a town park to the west of the town, incorporating the Row-de-Dow 
footpath; 

• The delivery of new cycle routes and footpaths, including along the restored canal; and 

• The delivery of new recreational facilities for young people. 

3.15 It is essential that any development sites that are allocated within the Local Plan include a 
requirement to deliver the required supporting infrastructure, including highways, education, 
health, sports and open space provision. 
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4.0 ADDRESSING CLIMATE CHANGE AND BIODIVERSITY NET GAIN 

4.1 The Town Council supports the Council’s ambitions to make Wiltshire carbon neutral by 2030 
and to take steps to tackle climate change though the Local Plan. Sites which are allocated 
for development should be sustainably located, have access to services, amenities and 
public transport, and encourage the use of active travel modes. 

4.2 In Royal Wootton Bassett, a bypass to the south of the town would help to reduce congestion 
and air pollution in the town centre caused by the build-up of stationary traffic. The Local Plan 
should also provide support for a restored canal link / cycle route between Royal Wootton 
Bassett and Swindon as a sustainable transport connection between the two settlements. 
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Executive Summary 

1. This response has been prepared by Turley on behalf of Bloor Homes South West 
[“Bloor Homes”] in response to the Wiltshire Local Plan Review [“LPR”] consultation 
with respect to Bloor Homes interests at West Chippenham.  This site is already known 
to the Council having been the subject of a previous ‘call for sites’ submission, and 
discussed at a meeting held with Officers. 

2. It is essential that the plan period for the LPR is reviewed and extended, to be at least 
15 years from the projected date of adoption for the plan, a plan period of at least 20 
years would be preferable, given the scale of development to be provided within the 
plan. 

3. The proposed Spatial Strategy which retains Chippenham as a Principal Settlement is 
supported, as Chippenham should clearly be a focus for sustainable growth over the 
plan period. 

4. Care needs to be taken, in progressing a sound overall plan, to show how alternative 
Spatial Strategies for the County have been considered when formulating the plan. 

5. Chippenham is very clearly a Principal Settlement within Wiltshire and at least the scale 
of growth proposed within the LPR is supported – Chippenham should be a focus for 
sustainable development given the scale and function of the existing settlement, and 
the opportunities available to accommodate new growth and development. 

6. Robust evidence is required in respect of existing commitments in order to inform the 
LPR and any ‘residual’ quantum of new development to be planned for at the Town – 
this includes robust evidence of any ‘brownfield’ supply where sites do not already 
benefit from any planning permission for residential development. 

7. It is not clear on what basis “access to the River Avon Valley” has been given 
prominence as a High Priority for the spatial strategy at Chippenham.  Improved access 
and an improved GI network could be achieved in a number of ways and this specific 
factor should be tested via additional evidence as part of evolving the LPR. 

8. The Spatial Strategy, and selection of Development Sites for Chippenham has been 
heavily informed by the ability to deliver substantial new road infrastructure alongside 
new development, whilst some of this infrastructure may be essential, there is not 
evidence to show that it is all necessary within the plan period, and there are 
alternative solutions/sites that are available without the need for substantial new 
strategic roads, and where access strategies based on active travel and public transport 
can be promoted. 

9. It is appropriate for the spatial strategy for Chippenham to consider long term road 
infrastructure needs, including where these needs may extend beyond the plan period, 
although a balanced approach is required which accounts fully for deliverability and 
how a range of sites can contribute to the variety of strategic planning objectives for 
the town. 
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10. Deliverability of any selected site options is key.  There is concern that reliance on only 
two very large strategic site options may risk continued under-delivery against planned 
growth targets, as can be seen in respect of sites already allocated within the 
Development Plan.  Additional flexibility and resilience within the plan would be 
provided by a broader range of sites, and where these sites are not all reliant on the 
same (or similar) infrastructure interventions to be delivered – there is an opportunity 
to diversify the strategy to aid deliverability. 

11. The West Chippenham site is available and suitable for residential led development, 
which can be brought forward without substantial new road infrastructure, and based 
on an access strategy which promotes active travel and public transport connections. 

12. Additional evidence has been provided to illustrate the development opportunity 
which exists in this location, and address items of concern raised in the assessments 
that accompany the LPR in respect of access, flood risk and heritage impacts. 

13. Whilst the A350 is perceived as a physical barrier to future growth to the West of the 
town, there is no reason why successful new pedestrian and cycle connections could 
not be made, enabling new development to be integrated, and providing new access 
routes into the countryside beyond for existing communities. 

14. Beyond the perceived barrier presented by the A350, there are no substantive physical 
or environmental constraints that otherwise prevent the growth of the town to the 
West, and where sustainable new development within a landscaped setting can be 
achieved – meeting a variety of policy priorities. 

15. We are keen to engage further with the Council as part of the preparation of the LPR in 
order that the merits of this site and location can be explored further, where 
development here could complement and add resilience to the strategy for sustainable 
new growth at Chippenham. 
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1. Introduction 

1.1 This response has been prepared by Turley on behalf of Bloor Homes South West 
[“Bloor Homes”] in response to the Wiltshire Local Plan Review [“LPR”] consultation 
with respect to Bloor Homes interests at West Chippenham.  Bloor Homes land 
interest at West Chippenham [“the Site”] is shown at Figure 1 below.  This site is 
already known to the Council having been the subject of a previous ‘call for sites’ 
submission, and discussed at a meeting held with Officers. 

 

Figure 1 - West Chippenham location plan extract 

1.2 Our response to the consultation is structured to firstly comment on the ‘Emerging 
Spatial Strategy’, which considers the County wide spatial strategy for the LPR.  We 
then consider the ‘Planning for Chippenham’ consultation document which considers 
the role of Chippenham as part of the overall Spatial Strategy.  Finally we set out 
further details of the development opportunity presented by the site, provide a Vision 
Document, and additional technical details and evidence to support the Council’s 
assessment of site options and the progression of the Local Plan Review. 

1.3 We would welcome the opportunity to engage with the Council further in respect of 
the preparation of the Local Plan Review. 
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2. Emerging Spatial Strategy 

2.1 We have considered the ‘Emerging Spatial Strategy’ document and supporting 
documents including the Local Housing Needs Assessment (ORS, April 2019), the 
Chippenham HMA: Formulating Alternative Development Strategies (ADSs) and Interim 
Sustainability Appraisal. 

2.2 On review of the Council’s online comment form it appears there is one key question 
formulated/posed for this document – ‘Please enter any comments you have regarding 

the Emerging Spatial Strategy’. 

2.3 We have therefore considered the emerging spatial strategy and set out comments by 
relevant section in turn below. The context for our comments is found within the policy 
of the National Planning Policy Framework [“the Framework”], which states that for 
Plans to be considered sound they should be: 

a) Positively prepared – providing a strategy which, as a minimum, seeks to 
meet the area’s objectively assessed needs; and is informed by agreements 
with other authorities, so that unmet need from neighbouring areas is 
accommodated where it is practical to do so and is consistent with achieving 
sustainable development; 

b) Justified – an appropriate strategy, taking into account the reasonable 
alternatives, and based on proportionate evidence; 

c) Effective – deliverable over the plan period, and based on effective joint 
working on cross-boundary strategic matters that have been dealt with rather 
than deferred, as evidenced by the statement of common ground; and 

d) Consistent with national policy – enabling the delivery of sustainable 
development in accordance with the policies in this Framework. 

2.4 We have considered the Emerging Spatial Strategy document with a view to 
highlighting where, in our opinion, there may be potential for compliance with the 
above tests of soundness with the draft Plan strategy.  Our comments are therefore 
intended to maximise the future success of the LPR process by ensuring that the 
emerging plan, when scrutinised in later stages, is judged to be sound and provides a 
clear framework for future growth. 

Growth and climate change 

2.5 We generally support the objectives set out in relation to Carbon Neutrality by 2030 
and recognise the potential role that the Bloor Homes site could play in delivering 
these outcomes.  However when these objectives are carried through into LPR Policy, 
caution must be exercised on retaining deliverability and viability of the LPR allocations 
(and the plan as a whole), and ambitious local policy should not be significantly out of 
step with the climate and carbon requirements being set by national policy. 
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Delivering the spatial strategy 

2.6 We generally support the spatial strategy delivery principles set out, and assume that 
the delivery principles are not intended to be presented in order of importance, as they 
are fundamentally interconnected in the way that they function – for example the 
need to allocate land for development to meet identified requirements is also a central 
part of ‘place shaping priorities’. 

2.7 A further possible delivery principle might be to make clear that working closely with 
promoters and developers of the required large greenfield/strategic sites will form a 
key part of delivering the strategy.  The intention being to explore and address 
deliverability issues in relation to infrastructure requirements, land ownership, housing 
density expectations and development viability.  This will help to encourage effective 
delivery of the LPR strategy once adopted.  Our general concerns about deliverability 
and the need for robust testing of this are also covered in subsequent parts of this LPR 
response. 

2.8 We suggest removal of delivery principle (5) which appears to suggest that greenfield 
housing development will be restricted through phasing, to ‘ensure a priority is 

maintained on brownfield land’.  Although we agree development of brownfield land 
should be encouraged, we do not consider that restricting other forms of development 
is a justified approach to take to delivering a spatial strategy.  Taking the view that 
withholding deliverable, sustainable sites which are required to meet the full 
objectively assessed needs for the County would not amount to positive preparation of 
the LPR.  It is important that the Council does not impose unnecessary constraints on 
allocated sites as that can result in adverse effects on deliverability. 

Formulating the spatial strategy 

Plan Period 

2.9 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. 

2.10 Although we acknowledge there is efficiency for the Council in using the evidence base 
that has already been commissioned and produced, it must be fit for purpose to 
produce a positively prepared and effective Plan. 

2.11 Fundamentally we caution against progressing the LPR with what we consider to be a 
relatively short plan period, and promote 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 strategic needs such as new infrastructure and large housing sites. The 
Framework states: 

“22. 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) 
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2.12 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. 

2.13 In addition to this, the current consultation draft NPPF (January 2021)1 adds wording to 
this paragraph to state: 

“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.” (our emphasis) 

2.14 This is particularly relevant in Wiltshire where larger scale developments are proposed 
across the County and particularly at the Principal Settlements, including more than 
1,800 homes for Trowbridge and over 5,000 homes at Chippenham. Given the scale of 
these developments it would seem prudent to allow for development to be delivered 
over a longer plan period. 

2.15 We note that there are references within the consultation documents to strategic sites 
delivering a significant quantum of homes beyond the current plan period.  It is critical 
for the preparation of the plan that there are clear and robust assessments of the likely 
(and expected) delivery from allocated site, so that there can be confidence that 
planned levels of growth and new development will be achieved. 

2.16 We advise formulating the LPR for a period of at least 15 years from the possible 
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 
Wiltshire, recommend formulating the LPR over a longer period such as to 2040 or 
beyond. 

Alternative Strategies 

2.17 The LPR has tested alternative development strategies within each HMA (which we 
come on to), and we acknowledge that the Council considers the LPR a review of the 
Core Strategy which has been the starting point for determining the distribution of 
growth. However, the Sustainability Appraisal, associated evidence base and resulting 
spatial strategy does not appear to have considered realistic alternative strategy 
options for the County. These could for example include; differing distributions of 
development between the HMAs; or a high distribution to Local Service Centres and 
Villages. 

2.18 Whilst our client is generally supportive of the spatial strategy being proposed, our 
comments are raised in the interests of the Council ultimately securing a sound plan. 
Currently, it could be argued that we are not commenting on truly realistic alternative 
strategies for the County, but alternative distributions of development within HMAs 
which have been set largely by a pre-existing spatial strategy. For example, the 
Emerging Spatial Strategy document states: 

                                                           
1 https://www.gov.uk/government/consultations/national-planning-policy-framework-and-national-
model-design-code-consultation-proposals 
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“2.16 Needs vary around the County. There would not be a sustainable pattern of 

development if most building took place in the south of the county but most need was 

in the north.” 

2.19 This statement is unsupported by the evidence base because the option hasn’t been 
assessed. This approach may be argued as a flaw in the soundness of the preparation 
of the plan, particularly in considering whether the spatial strategy is justified, taking 
account of the reasonable alternatives. 

2.20 The Framework states at paragraph 33: 

“33. Policies in local plans and spatial development strategies should be reviewed to 

assess whether they need updating at least once every five years, and should then be 

updated as necessary. Reviews should be completed no later than five years from the 

adoption date of a plan, and should take into account changing circumstances affecting 

the area, or any relevant changes in national policy. Relevant strategic policies will need 

updating at least once every five years if their applicable local housing need figure has 

changed significantly; and they are likely to require earlier review if local housing need 

is expected to change significantly in the near future.” (Our emphasis) 

2.21 Although the LPR is considered by the Council to be a ‘review’ of the Core Strategy, the 
review is occurring more than five years after the adoption of the CS, the LPR has its 
own evidence base including on housing and economic needs, and the CS plan period 
runs only up to 2026 so is very nearly completed. Furthermore, the LPR is being 
prepared under different national guidance (the 2018 NPPF and NPPG updates), with 
significant changes to the housing and economic evidence base (a new evidence base, 
which utilises a standard methodology for assessing housing need). In this regard, it 
can be argued the LPR is not a ‘review’ but essentially a new Plan for Wiltshire. 

2.22 We recommend the evidence base is updated to include justification behind the 
formulation of the proposed spatial strategy, and clarifying that realistic alternative 
options have been considered in the preparation of the plan (this evidence may already 
exist but does not appear to form part of this consultation). This will ultimately assist in 
demonstrating compliance with the tests of the soundness at later stages. 

2.23 We bring the Council’s attention to the Inspectors’ Letter (11 September 2019) on the 
West of England Joint Spatial Plan (‘JSP’) which following, among other issues, 
consideration of the sufficiency of the Councils’ evidence to justify the chosen spatial 
strategy, the Inspectors’ recommended returning to first principles and re-preparing 
the Plan. This ultimately led to withdrawal of the JSP and has caused significant delays 
in the preparation of up to date plans for the region. This example demonstrates the 
need to ensure that there is clear and demonstrable justification for the spatial 
strategy pursued, and that this should be clear at an early stage of the plan-making 
process. 

Emerging Spatial Strategy for Chippenham Housing Market Area 

2.24 Notwithstanding the comments above, we overwhelming support the continued 
retention of Chippenham as a Principal Settlement as it is a focus for existing homes 
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and jobs in the north of the County, has excellent transport links and potential for 
further sustainable growth. 

2.25 Of the three alternative strategies for the Chippenham HMA, we generally support the 
hybrid approach taken by the Council which essentially adopts a high growth scenario 
for both settlements Melksham and Chippenham, blending scenario CH-B and CH-C. 
We consider this is logical given the findings of the Sustainability Appraisal, our 
understanding of the context and respective sustainability credentials of each 
settlement.  A strategy which is focused on maximising development opportunities at 
Chippenham has clear merit and therefore this should be carried forward in future 
stages of the plan.  The Council promoting a high level of growth at the most 
sustainable locations in the HMA, and where opportunity arises for accommodating an 
increased growth pattern (for example in accordance with planned infrastructure 
improvements at each settlement) amounts to positive preparation of the LPR. 

Summary 

 It is essential that the plan period for the LPR is reviewed and extended, to be 
at least 15 years from the projected date of adoption for the plan, a plan 
period of at least 20 years would be preferable, given the scale of development 
to be provided within the plan; 

 The proposed Spatial Strategy which retains Chippenham as a Principal 
Settlement is supported, as Chippenham should clearly be a focus for 
sustainable growth over the plan period; 

 Care needs to be taken, in progressing a sound overall plan, to show how 
alternative Spatial Strategies for the County have been considered when 
formulating the plan. 
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3. Planning for Chippenham 

Scale of Growth 

3.1 Chippenham is quite clearly a main (Principal) settlement within Wiltshire, it benefits 
from a critical mass of homes, jobs and services/amenities, and benefits from its 
location on key transport routes including the M4 motorway, mainline railway with 
connections to Swindon (and beyond) to the East, and Bath (and beyond) to the West 
(as well as other Wiltshire towns to the South), and is at the intersection of the key A4 
and A350 road routes.  There are significant opportunities to grow Chippenham further 
as a key town in the County, and the relative lack of environmental or policy 
constraints, as well as potential to significantly improve physical and social 
infrastructure make this a very realistic possibility.  An ambitious level of growth is 
appropriate at Chippenham, which whilst proposed in the past has not always been 
delivered.  

3.2 It is essential that the existing commitments that are relied on by the plan, and which 
inform the residual of 5,100 new homes to be identified by the plan to 2036, are 
robustly assessed and tested.  Up to date evidence of availability and deliverability is 
required, particularly where the potential delivery trajectory for any existing 
‘committed’ sites may extend beyond the plan period (2036).  This available housing 
trajectory should be clearly presented as evidence alongside future versions of the 
plan. 

3.3 Whilst development on previously developed (brownfield) land will form part of this 
strategy, care needs to be taken to ensure that any assumed capacity from this source 
is realistic and deliverable, and has accounted fully for other plan priorities, such as the 
retention of existing employment land. 

Place Shaping Priorities 

3.4 In general the Place Shaping Priorities identified for Chippenham are considered 
appropriate and would be supported, however the following comments are made: 

3.5 Priority i) identifies that development is to provide new employment opportunities, 
with a strong emphasis on timely delivery so as to address net out-commuting within 
the town.  The delivery of employment land and development as part of the Local Plan 
strategy for Chippenham is strongly supported; however this must be done in a way 
which supports and does not constrain essential housing delivery.  Particular attention 
must be given to the delivery of the right types of employment land and development, 
in the right locations, to serve the various needs which will arise through the Plan 
Period.  This may include some small scale employment provision as part of new mixed 
use development, although this will need to be complementary to larger format 
developments for offices, industry and logistics, and be devised to meet very specific 
needs as economic and employment trends will continue to evolve over the coming 
years, based on more flexible working patterns (including home working).  The plan 
needs to be flexible, and responsive, to enable appropriate provision and to facilitate 
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appropriate economic growth for the County whilst complementing and not 
constraining housing growth at Chippenham. 

3.6 Priority iii) relates to improved access to the River Avon valley through Chippenham as 
an important green infrastructure for the town.  It is agreed that the River Avon is a 
significant and distinctive feature of Chippenham and generally support efforts to 
enhance this feature and access to it as a GI resource.  However, there is concern 
around the extent to which this priority has informed the development strategy and 
the selection of preferred development sites.  Access and other improvements to and 
around the river corridor should be possible irrespective of the location of substantial 
new built development, and that development, together with new road infrastructure 
will also have impacts on the priority GI areas which this priority seeks to address.  A 
careful considered and balanced approach is required within the plan.   

3.7 Priority iv) seeks the provision of a network of well-connected footpaths and cycle 
ways and connectivity for public transport.  This ambition is supported and as set out 
within this response land at West Chippenham would be well placed to make a 
significant contribution to an improved network of pedestrian and cycle routes. 

3.8 Priority v) relates to the linking of the A4 and A350 corridors.  Whilst linking these key 
parts of the Strategic Road Network and providing relief to existing areas within the 
town centre may be suitable as part of the overall strategy for Chippenham, care needs 
to be taken to ensure that the relative merits and impacts of any associated 
development are fully assessed and understood, where there will be environmental 
impacts and costs associated with the development of significant new roads.  As set 
out within the review document provided at Appendix 2: 

• New strategic infrastructure will help to provide capacity to ‘unlock’ 
development in other locations at the town; 

• The ‘options assessments’ presented to consider new road alignment options 
identifies that large environmental costs will be borne by these developments; 

• Any funding shortfalls (above the £75million available via HIF) will require 
development contributions; 

• The developments proposed in association with the proposed road routes, will 
result in sub-optimal public transport solutions; 

• It is not certain that necessary high quality pedestrian and cycle infrastructure 
would be delivered alongside the proposed new roads, possibly risking isolated 
new communities. 

Potential Development Sites 

3.9 Three sites have been selected as preferred potential development sites, although 
these are effectively two options to the East and South of the town, within the 
Southern option comprising a combination of sites 2 and 3, linked by a shared new 
distributor road. 

3.10 Both options are accompanied by Concept Plans which show how mixed use new 
neighbourhoods could be created, in both cases supported by new road infrastructure 
providing the A4/A350 links which are deemed to be necessary for the growth of the 
town.  The review provided at Appendix 2 includes comparison of the impact 



 

9 

assessment considered as part of the road Options Assessment, compared to 
infrastructure proposals that would be required for the delivery of the West of 
Chippenham site. 

3.11 The text at 37-38 suggests that it is Eastern road which is considered most essential 
linking the A350 at the north of the town (from the M5) to the A4 in the East, ensuring 
traffic can bypass the town centre and other parts of the network through 
Chippenham.  This route, through the North Chippenham development site, is that 
which has been anticipated through previous plan preparation processes.  Paragraph38 
confirms that a further link road (the Southern route) is also likely to be required, but 
not certain.  Clarity on the strategy for the town is essential as part of selecting the 
most robust site options, to ensure delivery of needed new homes and jobs during the 
plan period, as both roads are not fully funded by the HIF funds available, and 
otherwise development will be making this difference, possibly diverting funds from 
the provision of other obligations (such as affordable housing).   

3.12 It is also the case that new development based on significant new road infrastructure 
will result in environmental effects that would not arise where existing road 
infrastructure can be used, and which can otherwise focus on active and public 
transport options, such as at West Chippenham.  Whilst both road options and 
development to the East and South of the town may be appropriate in the longer term, 
realising the necessary delivery to 2036 from these locations is likely to be challenging 
and a robust and realistic trajectory will be needed in the plan to ensure no under-
provision from the outset. 

3.13 Each of the selected preferred options (Sites 1, 2 and 3) are scored strongly based on 
the ability to provide new infrastructure (primarily new roads) to help address 
congestion issues in and around the town.  This is appropriate if these roads are 
essential but if evidence suggests that these roads are not essential, or are not 
required within this plan period then this broad strength would be overstated.  Similar 
opportunities to provide (or contribute towards) new social infrastructure are likely to 
exist on all site options, alongside new GI areas and pedestrian/cycle infrastructure.  As 
covered elsewhere Site 5 (West Chippenham) is well placed to link with and contribute 
to an improved public transport corridor on the A4 to the West of the town. 

Deliverability  

3.14 Deliverability and viability should be fundamental considerations for the assessment of 
sites as part of preparing the Local Plan.  In this respect some care and caution should 
be taken where the provision for necessary growth at Chippenham over the plan 
period to 2036 (as currently defined) would rely on (effectively) only two large strategic 
sites (for 2,975 and some 2,600 respectively, when sites 2 and 3 are combined given 
the need for a shared distributor road). 

3.15 Recent historic context is provided by the sites proposed and allocated for 
development within the Chippenham Site Allocations Plan (2017).  This plan allocated 
two large strategic sites at Chippenham at Rawlings Green (650 homes) and South 

West Chippenham (1,400 homes total).  Although large sites these were of lesser scale 
than those being proposed now within the Local Plan Review. 
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3.16 The adopted Chippenham Site Allocations Plan included at Table 6.1 a delivery 
trajectory for these site allocations, suggesting that development would be 
commenced (first new homes delivered) in 2017/18 and 2018/19 respectively, with all 
development at Rawlings Green to be complete by 2024 and at South West 
Chippenham by 2029. 

3.17 As it has transpired development has not been undertaken at all in accordance with 
this trajectory and delivery has been substantially delayed and is unlikely to be 
completed on either site by the end of the relevant plan period. 

• Rawlings Green – has not been commenced and the latest published AMR 
suggested that development would only be commenced in 2025.  A recently 
approved Outline Planning Permission for this site may improve this timescale, 
but delivery has been substantially delayed from that anticipated at the plan 
making stage; 

• South West Chippenham - Again the 2019 AMR suggested that for the sites 
comprised in the South West Chippenham allocation, development would only 
be commenced from 2020/21 and with a reduced annual delivery rate from that 
shown at Table 6.1 if the adopted plan.  Whilst recent completions and projected 
trajectory data has not been published, it is likely that the completion of this 
development will be pushed significantly later than expected by the adopted 
plan. 

3.18 Updated trajectories for these committed sites should be provided as evidence to 
support the emerging plan.  The Council should also have regard to the significant 
delays experienced in bringing these sites forward, and consider how this would impact 
on the deliverability of the plan as a whole if either of the chosen main site options at 
Chippenham were to be similarly delayed, particularly where these developments are 
of a greater scale than the previous allocations, and are proposed to be delivered 
within additional substantial road infrastructure.  Additional sites could help to spread 
any risk and mitigate the potential for under-delivery if one or both main site options 
were delayed for any reason, without relying on a review of the plan or planning 
applications only via the Development Management process. Additional detailed 
viability evidence should be provided for future stages to support the sites that are 
chosen (in whatever combination). 

Summary 

• Chippenham is very clearly a Principal Settlement within Wiltshire and at least 
the scale of growth proposed within the LPR is supported – Chippenham should 
be a focus for sustainable development given the scale and function of the 
existing settlement, and the opportunities available to accommodate new 
growth and development; 

• Robust evidence is required in respect of existing commitments in order to 
inform the LPR and any ‘residual’ quantum of new development to be planned 
for at the Town – this includes robust evidence of any ‘brownfield’ supply where 
sites do not already benefit from any planning permission for residential 
development; 
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• It is not clear on what basis “access to the River Avon Valley” has been given 
prominence as a High Priority for the spatial strategy at Chippenham.  Improved 
access and an improved GI network could be achieved in a number of ways and 
this specific factor should be tested via additional evidence as part of evolving 
the LPR; 

• The Spatial Strategy, and selection of Development Sites for Chippenham has 
been heavily informed by the ability to deliver substantial new road 
infrastructure alongside new development, whilst some of this infrastructure 
may be essential, there is no evidence to show that it is all necessary within the 
plan period, and there are alternative solutions/sites that are available without 
the need for substantial new strategic roads, and where access strategies based 
on active travel and public transport can be promoted; 

• It is appropriate for the spatial strategy for Chippenham to consider long term 
road infrastructure needs, including where these needs may extend beyond the 
plan period, although a balanced approach is required which accounts fully for 
deliverability and how a range of sites can contribute to the variety of strategic 
planning objectives for the town; 

• Deliverability of any selected site options is key.  There is concern that reliance 
on only two very large strategic site options may risk continued under-delivery 
against planned growth targets, as can be seen in respect of sites already 
allocated within the Development Plan.  Additional flexibility and resilience 
within the plan would be provided by a broader range of sites, and where these 
sites are not all reliant on the same (or similar) infrastructure interventions to be 
delivered – there is an opportunity to diversify the strategy to aid deliverability. 
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4. Land at West Chippenham 

4.1 The site (at West Chippenham) has been considered through the site selection process 
for the Local Plan Review, as ‘Site 5’ within the relevant assessments that accompany 
this consultation.  It should however be noted that the assessed site extends beyond 
the land controlled by Bloor Homes, although it is not considered that this 
fundamentally alters consideration of any of the most relevant planning issues. 

4.2 Whilst the Interim Sustainability Appraisal which accompanies the consultation 
suggests that Site 5 is the least sustainable when assessed against the alternatives, it is 
confirmed that there are no major adverse effects where mitigation is considered 
unachievable. The Stage 3 assessment of sites ranked Site 5 4th Joint, alongside other 
options which have been taken forward to be preferred as emerging proposed site 
allocations.  It is suggested that Site 5 performs less well than alternatives in respect of 
various Place Shaping priorities, and the site is also scored down as a result of some 
perceived adverse effects.  The responses summarised below seek to provide 
additional evidence to support the appropriate assessment of the site relative to 
alternatives. 

A Vision for Land West of Chippenham 

4.3 Enclosed at Appendix 1 is a Vision Document which presents a Vision for the Site at 
West Chippenham, presenting a review of technical issues, opportunities and 
constraints, and a high level masterplan.  This shows how a new community of some 
1,400 new homes could be provided, with supporting local infrastructure, including a 
new Primary School, and also land available for a possible ‘Sports Hub’ (responding to 
evidence which has commented on the relative lack of these facilities on the Western 
side of the town). 

4.4 The vision for the site is to provide a new sustainable community within the context of 
the existing urban area. The site is an exciting opportunity to deliver a new offer to the 
West of Chippenham. The design-led masterplan will provide a high quality residential 
community, design and landscape driven. There is opportunity for this site to provide 
an integrated green and blue infrastructure strategy and this has identified 
opportunities for ecological enhancements and climate change mitigation with 
woodland planting.  Facilities to support this expansion area and the wider urban area 
can be included as potentially a new Primary School and Sports Hub. Walking loops 
connected to the wider footpath network within the site and connections to and from 
Chippenham’s existing urban edge are included with viable solutions proposed for 
integration. There is also potential for a business and sustainable transport hub with 
park and change facility along the A4 Bath Road. 

4.5 Whilst the A350 has consistently been seen as a barrier to development in this 
location, land on the western side of Chippenham is generally unconstrained and this 
location offers opportunities to deliver new development which is well connected to 
the existing urban area and other networks without the need for substantial new road 
infrastructure, which is already in place adjacent to the site.  This will enable 
development to focus on other sustainable transport initiatives, where it is well placed 
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to link with the Bath Road public transport corridor, and enable delivery of affordable 
housing or other plan aspirations, without the risks associated with the significant 
infrastructure requirements at other sites that form part of the Council’s preferred 
strategy.  Land at West Chippenham can be considered alongside these other options 
as part of a more balanced overall distribution of development, which can help ensure 
delivery during the Local Plan Review plan period, and mitigate some of the risks which 
may be inherent in the very large sites that are preferred and which require significant 
new road infrastructure alongside new development. 

Access Strategy 

4.6 Throughout the LPR assessment of site options comment is made in respect of the 
potential severance provided by the A350 and consequent impacts for active travel 
options. 

4.7 As identified within the emerging Vision for the site, an Access Strategy has been 
developed which identifies options for pedestrian and cycle connectivity.  Six concepts 
demonstrate how access and connectivity can be achieved.  These options will allow 
connectivity for pedestrians and cyclists to the facilities, amenities and employment 
opportunities which exist nearby to the site, as well as the town centre and other areas 
beyond via the wider networks which exist within the town.  In the other direction 
these links would allow existing communities within the Western part of Chippenham 
to access the bridleway and PROW network which exists within the wider countryside 
to the West of the town, as well as access to new formal POS and other facilities which 
might be provided at the site. 

4.8 A significant opportunity exists in this location to provide access to key employment 
sites at Bumpers Farm and other key employment locations on the western side of 
town, which will be more remote for the selected options to the North and South.   

4.9 There is also a significant opportunity for the site to connect with the key public 
transport corridor along the A4 which provides connections into the town and to 
Corsham and Bath in the West.  This includes potential to incorporate existing bus 
services into the development proposal in a way which will not dilute patronage of 
those existing services.  Integration of public transport may include potential for an 
interchange point, and may build on the ‘pocket park and ride’ concept being explored 
by the Council with Bath and North East Somerset along this corridor.  This ensure an 
active travel and public transport focus for the scheme, which meets numerous policy 
objectives and distinguishes this proposal from the other options being considered, 
despite all having good road access via either existing roads or the new road network 
being proposed as part of the Council’s strategy. 

Drainage and Flood Risk 

4.10 An initial review of drainage and flood risk issues at the site has been prepared by Jubb 
and is appended to this response at Appendix 3.  This specifically responds to the Stage 
2 site selection assessment which has suggested that the site has medium flood risk, 
including recorded flood outlines and possible surface water risk.   
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4.11 The initial review of flood risk presented has considered a range of potential sources of 
flooding and historical flooding events have also been investigated.  It has been 
confirmed that the full extents of the development will be located within Flood Zone 1 
and therefore be at low risk of fluvial flooding.  The risk of flooding from other sources 
including surface water, overland flows, groundwater and sewers is considered low. 

4.12 The development proposals including the site drainage strategy will be designed in a 
manner that does not increase the risk of flooding to the site or the surrounding area. 

4.13 Based on this review of flood risk to the site and the various factors considered, the 
overall risk of flooding to the development should be considered as low or can be 
suitably managed. 

4.14 The site should not be considered less favourably than any others at Chippenham in 
respect of drainage of flood risk considerations.  Groundwater source protection zones 
do not present a barrier to future development, given that this defined area covers 
much of the existing town of Chippenham. 

Heritage 

4.15 The Stage 2 and 3 site assessments presented with the consultation and also the 
Interim Sustainability Appraisal suggest that development at West Chippenham (Site 5) 
would result in significant impacts on designated heritage assets, primarily nearby 
listed buildings and the Registered Park at Corsham. 

4.16 An Initial Heritage Appraisal has been prepared and is enclosed at Appendix 4.  This 
appraisal has confirmed that the site does not contain any designated or non-
designated built heritage assets (albeit such assets are present within Sit 5 as assessed 
by the LPR documents).  At the centre but outside the boundary of the Site is Chiverlins 
Farm (Grade II Listed). In the surrounding area are a number of other heritage assets 
with the potential to be affected: 

• Mynte Farmhouse, Cartshed and Loft and Barn (Individually Grade II Listed) 
• Chequers Farmhouse (Grade II Listed) 
• Old Road Cottage (Grade II Listed) 
• Starveall Farmhouse and Barn Range (Individually Grade II Listed) 
• Stowells Farmhouse (Grade II Listed) 
• Sheldon Farmhouse (Grade II Listed) 
• Corsham Court Registered Park and Garden (Grade II*) 
• Medieval Settlement of Sheldon Scheduled Monument 

4.17 The Site forms part of the wider rural or agricultural setting of these heritage assets. 
With the exception of Chiverlins Farmhouse, research has not identified any known 
historic or functional connections between the other heritage assets and the Site. A 
Zone of Theoretical Visibility (ZTV) has been produced based on the emerging 
proposals (assuming maximum height across the developable areas) with no mitigation 
measures. The ZTV confirms that without mitigation, limited views of built form could 
be experienced within the wider setting of the above heritage assets. These are all 
secondary views either from the assets or alongside them.  
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4.18 The introduction of additional mitigation measures in the form of new woodland, 
planting and landscape buffers would assist in screening any built form from these 
views. This has the ability to sustain the significance of the identified heritage assets.  

4.19 Overall the assessment shows that the redevelopment of the Site has the potential to 
sustain the significance and setting of the majority of designated heritage assets within 
the surrounding area, subject to planting and height of built form. The proposals are 
likely to result in a degree of harm to the significance and setting of Chiverlins 
Farmhouse (Grade II listed) but this can be reduced through planting and an 
appropriate landscape buffer. The ‘less than substantial’ harm identified would need to 
be weighed in the wider planning balance. 

4.20 The assessed harm as a result of this more detailed assessment and reflecting the 
emerging development proposals is not consistent with the significant or severe 
impacts assessed by the LPR documents, and the LPR should have regard to (and 
change) this going forward. 

Summary 

• The West Chippenham site is available and suitable for residential led 
development, which can be brought forward without substantial new road 
infrastructure, and based on an access strategy which promotes active travel and 
public transport connections; 

• Additional evidence has been provided to illustrate the development 
opportunity which exists in this location, and address items of concern raised in 
the assessments that accompany the LPR in respect of access, flood risk and 
heritage impacts; 

• Whilst the A350 is perceived as a physical barrier to future growth to the West of 
the town, there is no reason why successful new pedestrian and cycle 
connections could not be made, enabling new development to be integrated, 
and providing new access routes into the countryside beyond for existing 
communities. 

• Beyond the perceived barrier presented by the A350, there are no substantive 
physical or environmental constraints that otherwise prevent the growth of the 
town to the West, and where sustainable new development within a landscaped 
setting can be achieved – meeting a variety of policy priorities; 

• We are keen to engage further with the Council as part of the preparation of the 
LPR in order that the merits of this site and location can be explored further, 
where development here could complement and add resilience to the strategy 
for sustainable new growth at Chippenham. 
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Appendix 1: West Chippenham Vision Document 



A VISION FOR 

LAND WEST OF
 CHIPPENHAM



Contact

Date of issue
March 2021

Project Ref
BLOA3006

Disclaimer
This document is for illustrative purposes only and 
should not be used for any construction or estimation 
purposes. Do not scale drawings. No liability or 
responsibility is accepted arising from reliance upon the 
information contained in this document.

Copyright
All drawings are Crown Copyright 2020.  
All rights reserved. Licence number 100020449.

Our vision for Land West of 
Chippenham is to provide high 
quality living in a green setting 
that connects with the existing 
western edge of Chippenham. 
The site has potential to offer 
a variety of housing to suit 
varying needs, a new primary 
school, a sports hub leisure 
facility, alongside an option 
for a business hub with park 
and change facility for cycle 
access to the centre of town, 
and A4 Bath Road public 
transport connections.
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This Vision Document has been produced by Turley Design, in 
conjunction with Turley Planning, Landscape, and Heritage with 
a wider project team of environmental and technical consultants, 
on behalf of Bloor Homes. It refers to the future vision of land to 
the west of Chippenham. 

Primarily based on desktop assessments, it sets out an indicative 
masterplan for the site, explains the principles behind its 
development and provides a vision for the overall progression 
and delivery of the proposal. The initial technical and design 
work that has been undertaken to inform the Vision Document 
has demonstrated that the land west of Chippenham is available, 
suitable and achievable for the scale of development proposed.

Foreword
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Introduction 
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The vision for Land West of Chippenham is to 
provide a new sustainable community within 
the context of the existing area. 

The site is an exciting opportunity to deliver a new offer to the West of 
Chippenham. The design-led masterplan will provide a high quality 
residential community, design and landscape driven. There is opportunity 
for this site to provide an integrated green and blue infrastructure 
strategy and we have identified opportunity for ecological 
enhancements and climate change mitigation with woodland 
planting, alongside a vision to deliver a new Primary School 
and Sports Hub. Walking loops connected to the wider 
footpath network within the site and connections to 
and from Chippenham’s existing urban edge are 
included with viable solutions proposed for 
integration. There is also potential for a 
business and sustainable transport 
hub with park and change 
facility along the A4 
Bath Road. 

Concept & Vision
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W I D E R   C H I P P E N H A M
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Opportunity for 
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High quality new 
homes
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The site is on the western edge of Chippenham between the 
A350 and A4 Bath Road. The site is 2 miles away from the centre 
of Chippenham and its centrally located train station. Bath is 
12 miles to the west, Trowbridge to the south west is 14 miles 
and Swindon 22 miles to the north east all with good road and 
rail links. The site is strategically well connected via both major 
roads and public transport connections. The A350 runs along 
the eastern edge of the site providing direct access to the M4 
corridor east and west. 

M 4   C O R R I D O R S W I N D O N

C H I P P E N H A M

B A T H

T R O W B R I D G E

A
35

0

A350

A4 Bath Road

1 
m

 / 1
.6km2 

m
 / 3

.2km

10 m
 / 16 km

20 m
 / 32 km

Site Description 

Site Location

The site is 77ha in area, and is currently in use as agricultural 
fields and farm land. The site is bound to the east by the A350 
which runs north towards the M4 and south to Trowbridge. To 
the south is the A4 Bath Road. The west and northern boundaries 
are adjoined by fields and track lanes that allow access to farms 
in the area. Towards the centre of the site area is Chiverlin’s Farm 
which is outside the site area. 

The Site

= The Site

Fig. 1. Site Location 

There is a Public Right of Way (PRoW) which crosses the site 
west to east which is picked up on the eastern side the A350 
connecting with a network of paths into Chippenham. There is 
also a PRoW that also goes south towards the A4 Bath Road. 
There are watercourses that cross the site mainly in an east west 
direction with the most significant to the south which runs into 
Pudding Brook south of the A4. 

Current access to the site is through informal farm gates and 
connecting fields. The town of Chippenham lies to the east 
with large residential areas bordering the eastern side of the 
A350 as well as a local centre to the south with retail uses and a 
Sainsburys store. Methuan Park to the south and Bumpers Farm 
to the north both provide a mix of employment uses off of the 
A350. 
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A350

Local Centre: Sainsburys

Fig. 2. Site Aerial 
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Assessment 
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Existing Planning Policy
Within the adopted Wiltshire Core Strategy Chippenham is 
identified as one of three Principle Settlements in the County, 
alongside Trowbridge and Salisbury.  These towns and cities 
are strategically important centres identified to be a focus for 
development and growth.

The Chippenham Site Allocations DPD was adopted in May 2017 
and identifies strategic sites to support the future grown of 
the town. These are as shown on the image opposite, together 
with other committed development. In order to meet needs 
in the most sustainable locations, and reflecting the status of 
Chippenham as a Principle Settlement within North Wiltshire, 
additional strategic sites will need to be identified at the town.

Emerging Planning Policy
The Council is preparing a Local Plan Review and it is expected 
that this will continue to identify Chippenham as a Principal 
Settlement and therefore that the town should be a primary 
focus for development, and will provide significant levels of jobs 
and homes.  Emerging documents identify that the Chippenham 
HMA is forecast to have by far the largest additional housing 
need over the plan period.

Fig. 3. Site allocations plan ref: Wiltshire Local Development Framework, Adopted May 2017

Planning Policy Context

Focusing new development at the County’s main towns is 
expected to be most effective in ensuring development meets 
objectives for climate change mitigation and adaptation, and can 
also ensure that the benefits of infrastructure investment can be 
maximised.

A substantial quantum of new development at Chippenham 
will need to be identified for the emerging Plan Period, and it is 
essential that sites are selected which will meet the development 
needs by being deliverable for the quantum of development 
expected during the plan period.  A range of sites may help to 
achieve this, so that (as has been the case in the past) delivery at 
a key Principal Settlement, with significant capacity for growth, is 
not delayed, where one or two key sites experience delay.

There is significant potential for land at West Chippenham to 
positively contribute to the emerging planning strategy for 
Wiltshire at Chippenham, where development at this site can 
play a key role in ensuring the timely delivery of a suitable 
quantum of development at the town – reflecting its role and 
function, and the contribution that can be made to various 
objectives by focusing substantial new development at this 
settlement.
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Site Area Allocation CH1 and Country Park Proposed CH4

Fig. 4. Site allocations plan ref: Wiltshire Interactive Map, Adopted May 2017



14

Road 
Both Bath and Swindon are connected to Chippenham along the 
M4. Bath also has a more direct route along the A4 Bath Road. 
Trowbridge also has a direct road link along the A350. Both of 
these roads border the Site. Junction 17 of the M4 can be reached 
from the Site within 8 minutes drive (5.4 miles). Further west 
along the M4 links to Bristol and South Wales and to the east 
Reading and London. 

Rail 
The nearest railway station to the site is Chippenham which 
operates on the Great Western Rail Line. It is situated between 
Bath Spa Station and Swindon. The average journey time from 
Chippenham to London Paddington is 1hr 17 minutes. The 
station is located in the centre of town and 7 minutes from the 
site (2.4 miles). 

Trowbridge Train Station is 22 minutes (12 miles) from the site 
and operates along the Wessex Main Line. This provides direct 
trains to Bristol Temple Meads and Southampton. 

Bus
The A4 Bath Road is an important existing bus corridor. There are 
bus stops located along the Bath Road adjoining the southern 
boundary of the site. Faresaver currently operate 3 routes 
accessible from the site: 10, X31, and X34. 

The 10 operates between Chippenham and Corsham Town 
Centre. 

The X31 operates from Chippenham Bus Station to Bath via 
Corsham and Box every 20-30 minutes throughout the day 
Monday to Friday with a reduced service on a Saturday and 
Sunday. 

The X34 operates between Chippenham, Melksham, Trowbridge 
and Frome every half hour throughout the day Monday to Fridays 
with a reduced service on a Saturday and Sunday. The closest 
Bus Stop to the Site at Sainsburys. Its also provides a direct 
route to local amenities such as: Bus Station, train Station and 
Chippenham Hospital, Lackham Wiltshire College Campus.

 B&NES are currently undertaking a study looking at an express 
bus service between Bath and Chippenham along the A4 which 
includes ‘pocket’ park and rides which has been considered as 
part of the site’s strategy.

Footpaths / Cycling 
The Site has two footpaths which currently cross it. The first 
goes from the A4 Bath Road south of the Site connecting to the 
second footpath which goes east to west across the site. To the 
west this path connects to an unnamed farm access lane, east of 
Chiverlins Farm. To the east the footpath comes out at the A350 
opposite Drake Crescent. There is a footpath on the opposite side 
of the road which connects to the wider footpath network into 
Chippenham. Currently there is no formal crossing at this point. 

Cycling access also provides connections into the centre of 
Chippenham with an existing cycle bridge crossing the A350. 

A4 Bath Road

Site Boundary 

Urban Area

Railway Line

A4 Bath Road

A420 Bristol Road

B4069

Malmesbury Road

B4528

Local Roads

Central Road Network

Railway Station

A350 (Leads to M4)

Public Rights of Way

Bus Stops

London Road

Cycle Routes 

Fig. 5. Existing Movement Plan

A420 Bristol Road 

Movement Audit
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Transport Strategy

Existing Highways / Access
The A350 is an important strategic route particularly given its 
role within the Western Gateway strategy as the key road link 
from the M4 to the south coast. 

Transport Vision
Establish sustainable transport vision for the development in 
line with CIHT and TCPA best practice, considering the following 
elements:

• Vision and validate approach to transport planning;

• Walking and cycling priority within masterplan;

• Public Transport, Cycling and Walking connections to key 
places;

• Mode Share targets – 50% sustainable modes;

• Mixed use to internalise trips (Education, Employment, 
Health, Leisure and Retail); and

• Home Working hub.

Highway Access Opportunities
• New access to A4 Bath Road for all modes;

• Access via improved A350/Drake Crescent left-in/left-out 
junction; and

• New A350 roundabout access (north of Drake Crescent 
junction)

Clarkebond  have undertaken an initial high-level feasibility study and 
transport review of the local area to determine how development could 
be supported.

Fig. 6. Cycling Isochrones
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Walking & Cycling Distances 
Pedestrian & Cyclist Opportunities
There are essentially three strategies for creating walking and cycling links across the A350:

1. Provide new footway/cycleway bridge/s over the A350;

2. Provide at grade signalised crossings at junctions with speed limit introduced on A350; or

3. Provide a combination of 1 and 2.

These options are explored further in the vision.

There is currently one ped / cycle bridge crossing the A350 north of the site which connects 
Frogwell with Bumpers Farm Employment / Industrial Estate. The site provides an opportunity to 
connect the existing western edge of Chippenham to the wider countryside and footpath links 
further to the west. 

Facility 
Walking and 

Cycling 
Distances1 
(metres) 

Cycling 
Distances2 
(metres) 

Cycling 
Distances 

within 5km 
Threshold3 

(metres) 
Public Transport  
Bus Stop – Sainsbury’s 850   
Chippenham Rail Station   3850 
Education  
Busy Bees Nursery 850   
Queen’s Crescent School 1850   
St Peter’s Academy  2250  
Lords Mead Pre-school  2250  
St Mary’s Catholic Primary School  2550  
Redland Primary School  3050  
Sheldon School (Secondary)   3550 
Employment  
Bath Road Retail Park 1200   
Bath Road Industrial Estate 1750   
Bumper’s Farm Industrial Estate  2550  
Health  
Chippenham Community Hospital  2650  
Rowden Medical Partnership  2650  
Leisure  
-Sport  
The North Wilts Indoor Bowls Club 1850   
Sheldon Sports Hall   3550 
Chippenham Town Football Club   3650 
Chippenham Hockey Club   3650 
Chippenham Sports Club Dome   3650 
Chippenham Tennis Club   3650 
Chippenham Cricket Club   3650 
-Food & Drink  
McDonald’s Chippenham 850   
Costa 1200   
The Pheasant 1450   
Rowden Arms  2050  
The Fortune Inn  2250  
The Kingfisher  2550  
Sir Audley Arms  2950  
-Other  
3rd Chippenham Scouts Hut 1950   
Kingsley Road Community Hall  2350  
Hungerdown Post Office  2850  
Retail  
Sainsbury’s 850   
Argos 850   
M&S Foodhall 1200   
TK Maxx 1200   
Next 1200   
Co-op Food 1650   
Tesco Express  2150  
Lidl  2850  

Notes: 1 - Walking and Cycling Distances (up to 2km shown), 2 - Cycling Distances  
(up to 3.2km shown), 3 – Key destinations within 5km cycling 

 

Fig. 7. Walking Isochrones



19

Walking & Cycling Distances 
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Chippenham is a well serviced town with a variety of sports, education, community, retail and 
employment offers. The site is in a key location to compliment these existing facilities ensuring 
good connectivity from new areas with existing Chippenham. The town centre is serviced with a 
main line train station with a good retail, leisure, museum and health practices centrally located. 
Chippenham Hospital to the west of the centre has a minor injury unit, care home and Rowden 
GP Surgery. Chippenham Sports Club to the south of Hardenhuish Park offers a covered sports 
dome, hockey club, tennis, and football facilities. Within walking distance of the site there are a 
range of facilities the site needs to deliver good connections with including the Sainsburys Local 
Centre and Vincient Woods. 

Local Facilities

Fig. 8. Local Facilities Plan

• Chippenham Rugby Football Club

• Allington Farm Shop

• Garage (Texaco)

• Children’s Pay Area

• Hardenhuish Secondary School

• St Nicholas’ Church

• Hathaway Medical Centre

• Sheldon Sports Hall, School & Sixth Form

• Chippenham Sports Club

• Cepen Park North, Morrisons Supermarket

• Chippenham Ambulance Station

• St Nicholas’ Primary School

• Hathaway & Old College Dental Surgery

• St Paul’s Primary School

• Monkton Park & Golf Course

• Monkton Park Primary School

• Wiltshire College University Campus

• Emery Gate Shopping Centre

• Charter Primary School

• Westmead Open Space

• King’s Lodge Community School

• Pewsham Park

• Children’s Community Centre

• Cricketts Lane Allotment

• London Road Cemetery

1

2
3
4
5
6
7
8

• Abbey Field School

• Stanley Park Youth Football Club

• Play Area

• St Mary’s Catholic Primary School

• Chippenham Community Hospital

• Garage (Esso)

• Bath Road Industrial Estate

• Bath Road Retail Park

• Industrial Estate

• Butlers Hill Park & Garden

• Sainsburys Supermarket and Local Centre

• Busy Bee’s Children’s Nursery

• Margaret’s Meadow Park & Garden

• Deriad’s Pond Nature Reserve

• Queen’s Crescent School

• Levi’s Park

• Children’s Play Area

• Vincients Wood

• Frogwell Primary School

• St Peter’s Academy School

• Prior’s Copse

• Business & Employment Park

• Lords Mead Allotment

• Redland Primary School

• Corsham Court Park & Garden 
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• Sport & Community

• Education

• Health

• Parks & Green Spaces
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Landscape & Visual Context
An initial landscape and visual appraisal of the site and its context 
has been undertaken by chartered landscape architects from Turley 
Landscape and LVIA. 

Landscape Context
The Site is not covered by a landscape designation at either a national or local level and is at the 
lower end of the hierarchy of landscape value and landscape sensitivity (an area of higher landscape 
value and sensitivity lies to the west associated with the historic landscape of Corsham Park and 
the Cotswold AONB beyond).

Within the North Wiltshire Landscape Character Assessment, the Site is within the ‘Hullavington 
Rolling Lowland’ landscape character area. The main characteristics of this area are identified as:

• Rolling or lowland hills between 60-120m AOD, on Forest Marble limestone, Oxford Clay and 
Cornbrash

• Patchwork of irregular, medium sized fields, mainly pasture, and larger more recent enclosures 
used for arable, especially in on the richer soils.

• Continuous hedges with many mature oaks.

• Medium sized woodlands and deciduous copses.

• Fine stone villages with muted colours and dispersed farms.

• Historic Corsham Park.

• Use of undressed limestone to walls, ashlar quoins, lintels and mullions, and stone slates.

• Detractors of the M4, the edge of Chippenham and Hullavington airfield. 

Key landscape features within and adjacent the site include: its undulating landform; strong 
network of hedgerows and hedgerow trees; high voltage power line and  pylons; rural character of 
Sheldon Lane; pattern of small fields; valley and stream to the south marked by tree line; triangular 
tree copse; several significant individual trees (including two covered by a TPO) and two public 
bridleways.

The A350 and adjacent tree belt to the east currently forms a strong and well-defined settlement 
edge to the west side of Chippenham and the settlements of Cheltenham and Corsham currently 
have a clear sense of separation. Future development on the site would need to integrate with the 
existing settlement edge, form a positive frontage to the A350 and ensure the sense of separation 
from Corsham is maintained.

Visual Context
The site has a moderate level of visibility from the surrounding area due to surrounding mature 
vegetation, the built edge of Chippenham and variations in landform which provide some visual 
containment. Very few private residential properties have views across the site and views  from 
the open countryside to the west are predominantly screened by landform and vegetation in the 
intervening area.

Key views into the site are from: A350; A4; bridle paths which crosses the site; Sheldon Lane and 
lane between Chequers and Biddestone. Views from the A4 are important gateway views on 
approach route to Chippenham from the west. (Southern boundary of site needs strong landscaped 
edge to maintain character of this approach.) Views from the A350 are also important and are 
experienced by large numbers of people. 

From within the site, in higher parts on west side, there are attractive long distance views south and 
east to higher ground on the horizon.

Fig. 9. Landscape Considerations
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Fig. 10. View north from byroad between Chequers Farm and Stowell Farm (glimpsed view of south-western edge of site beyond tree belt 
along stream)

Fig. 11. View west across site from A350 by roundabout junction with Sandown Drive

Fig. 12. View west across centre of site from A350 (close to junction with Drake Crescent)
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Fig. 13. View north towards southern edge of site from A4 Bath Road

Fig. 14. Lane between Sheldon Corner and Stowell Farm (dense high hedges screen views towards the site)

Fig. 15. View south along A350 showing mature copse of trees on western side of site
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Built Heritage Context
An initial heritage appraisal of the site and its heritage context has been 
undertaken by Turley Heritage and which has informed the proposals.

Built Heritage Context
The Site does not contain any designated or non-designated built heritage assets. At the centre but 
outside the boundary of the Site is Chiverlins Farm (Grade II Listed). In the surrounding area are a 
number of other heritage assets with the potential to be affected:

• Mynte Farmhouse, Cartshed and Loft and Barn (Individually Grade II Listed)

• Chequers Farmhouse (Grade II Listed)

• Old Road Cottage (Grade II Listed)

• Starveall Farmhouse and Barn Range (Individually Grade II Listed)

• Stowells Farmhouse (Grade II Listed)

• Sheldon Farmhouse (Grade II Listed)

• Corsham Court Registered Park and Garden (Grade II*)

• Medieval Settlement of Sheldon Scheduled Monument.

The Site forms part of the wider rural or agricultural setting of these heritage assets. With the 
exception of Chiverlins Farmhouse, research has not identified any known historic or functional 
connections between the other heritage assets and the Site. A Zone of Theoretical Visibility (ZTV) 
has been produced based on the emerging proposals (assuming maximum height across the 
developable areas) with no mitigation measures. The ZTV confirms that without mitigation, limited 
views of built form could be experienced within the wider setting of the above heritage assets. 
These are all secondary views either from the assets or alongside them. 

The introduction of additional mitigation measures in the form of new woodland, planting and 
landscape buffers would assist in screening any built form from these views. This has the ability to 
sustain the significance of the identified heritage assets. 

Fig. 16. Heritage Assets Plan
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Fig. 16. Heritage Assets Plan
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Topography, Utilities, 
Flooding & Drainage
Topography
This site slopes towards the south east. There is a valley that runs 
along the southern boundary of the site with a flood zone and 
water course located here. Ground levels are highest toward the 
north west towards the lane on the western boundary at 90-95 
AOD. The lower part of the site to the east is 75-80 AOD along 
the A350.  

Utilities 
A utilities search has been undertaken in support of the proposal 
by Premier Energy. A key consideration of the site are the 
national grid power lines which run along the site’s eastern and 
southern boundary. These have a sag and swing offset of 5.3m. 
An easement of 10.6 is recommended from development. There 
are also two lower voltage lines (11kv) which cross the site and 
these will be grounded is necessary. The site is well serviced by 
communication telecoms with lines within the A350 and A4 Bath 
Road, as well as an existing network for existing residents. There 
are Openreach lines up to parts of the site’s boundary. There is an 
existing sewer network to the east of the A350. 

Flooding and Drainage
There are three areas where surface water runs within the site 
along existing field boundaries and ditches. Along part of the 
site’s southern boundary and to the southern side of the A4 
Bath Road there is flooding mapped for zones 2 and 3. This is the 
lowest part of the site and along the existing valley. 

Upgrade works to the existing sewer are expected to be required 
to serve a development of this size. This may require a capacity 
check and modelling of the network to be undertaken by Thames 
Water. 

Surface Water

Surface water runoff from the proposed development should 
be managed in the following order of priority: rainwater re-use, 
infiltration to ground, controlled discharge to local watercourse, 
controlled discharge to surface water sewer and finally controlled 
discharge to combined sewer.  

Fig. 17. Topo, Utilities, Drainage
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Highways and Access

1. Existing Bridge 
• Existing bridge north of the site connects over the A350 for pedestrians 

and cycles

• Connects Frogwell to employment area 

• Potential to upgrade to green bridge and cycle route with landscaping and 
planting to improve green connections and route

2. New Roundabout
• Provide signalized at grade crossings for pedestrians and cyclists

• Multi modal access into the site with new roundabout providing a 
secondary access

3. Walking and Cycling Link - A350 / Drake Crescent
• Redesign A350/Drake’s Crescent left in/left out junction to be signalized 

crossroads

• Access into development for pedestrians and cyclists and possibly buses

• Signalized at grade crossings for pedestrians and cyclists 

4. Chequers Roundabout (A4 Bath Road)
• A new iconic cycle / pedestrian bridge over the roundabout

• Capacity Improvements / partial signalisation

5. New Access with Park and Change 
• Provide access into the site for all vehicles from the Bath Road with an right 

turn lane into the site

• Bus access from Bath Road providing Park and Ride service

• Operates both ways along the A4 to Chippenham centre and Bath City 
centre 

• Park and Peddle into Chippenham

• Provide a bus link within the site

6. A350 Strategic Route Function
• The proposed development access strategy can deliver road safety 

improvements to the A350 corridor and improve journey time reliability 
through the use of speed limit reduction and signalization of junctions. 
The exact strategy would be agreed with the Highway Authority.

Connecting the site to existing Chippenham is key. The 
following 6 concepts demonstrate how this is possible, with 
each option to be explored further as the site progresses. 
We aspire to have two vehicle access points and at least two 
pedestrian / cycle connections from the site to Chippenham. 
The view of the highway authorities will be crucial in agreeing 
the appropriate mix of measures moving forward as suggested 
in this vision document.

Fig. 18. Access Options
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• The Site is to the west of the A350 which currently 
loops the western built edges of Chippenham. Parts of 
it have a mature tree belt screening the road.  

• Potential future access will come off of the A350 
and A4 with two access points being considered. 
Connections across the A350 are vital to ensure future 
development knits into the existing urban area. 

• National grid power lines border the eastern boundary 
of the site between the site edge and A350. It has been 
assumed a 15m swing offset will be required at this 
stage. Another national grid power line crosses the site 
towards the western boundary. Lower voltage power 
lines cross parts of the site and it is thought these will 
be grounded at this stage. 

• The site gradually rises to the north west with the 
lowest part of the site in the south east corner. There 
are watercourses that cross the site and flood zones 2 
& 3 close the sites southern and western boundaries. 

• Two PRoW cross the site and will be enhanced and 
retained where possible with further accessible 
connections. 

• Chiverlins Farmhouse (Grade II Listed) is located 
outside the red line boundary but is proximate to 
the Site. There are also other heritage assets in the 
surrounding area (including Corsham Court and 
listed buildings at Mytne Farm). The significance and 
setting of these heritage assets should be taken into 
consideration as part of the scheme development. 

• There are 2 TPO trees on site which are close to a 
natural valley and watercourse running through the 
site. This is an opportunity to make this a gateway 
green space. 

• Green infrastructure should consider connections 
to surrounding green spaces and woodlands. Just 
south of the site Corsham Court is located which is a 
designated Park & Garden. 

• Connections to existing facilities within Chippenham 
will need to be provided with potential for a bridge link 
across the A350. 

• The proposed development area would need to allow 
a bus route to be created through the development 
and ensure emergency access requirements can be 
addressed.

• Most of Chippenham’s urban area is within 5km cycle 
of the Site. 

Key Design Considerations

Fig. 19. Site Considerations Plan

A number of technical assessments have been undertaken 
identifying constraints and opportunities.
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• Chiverlins Farmhouse Grade 
II Listed

• Barn at Mynte Farmhouse 
Grade II Listed

• Cart-shed & Loft at Mynte 
Farmhouse Grade II Listed

• Mynte Farmhouse Grade II 
Listed

• Chequers Farmhouse Grade 
II Listed

• Sheldon Farmhouse Grade II 
Listed 

• Derriads & Wall Grade II 
Listed

• Derriads Farmhouse Grade II 
Listed
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Listed Building Reference 

• Site boundary

• Potential future access

• Potential bus access

• 11kV power line

• National grid power lines (5.3m Max 

swing - 10.6m easement)

• National grid pylons

• Water Main

• Route of Oil Pipeline

• Contour lines

• Public rights of way (PRoW)

• Cycle routes

• Surface water

• Flood Zone 2

• Flood Zone 3

• Historic Flooding

• Key Attenuation Areas

• Listed buildings

• Tree Preservation Order (TPO)

• Woodlands

• Green Spaces

• Registered Park and Garden

• Bus stops

• Existing Centres

• Openreach telephone lines

• MOD abandoned pipelines
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Masterplan & Vision
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A4 Bath Road

• Two vehicle access points are proposed 
connecting to the A350 and A4. This will form a 
looped access within the Site.

• Where possible access routes will respect the 
existing contours of the Site and run along 
these

• Existing PRoW will be retained with accessibility 
improved and new routes connecting to these.

• Green corridors will be formed along the routes 
of the existing power lines on site and will link 
into walking loops around the site accessing 
new green amenity spaces. 

• Crossings are proposed between the Site and 
existing areas of Chippenham. 

• A pedestrian and cycle crossing is proposed as 
part of an improved signalized Drake’s Crescent 
junction. There is also the potential for bus 
access to the site.

Design Principles

1. Landscape enhancement and containment

2. Access and connections

• Historically Chippenham Forest covered this 
area and looking to reinstate woodland within 
the Site. 

• Potential for woodland areas to be used for 
carbon offsetting.

• Development set back from the A4 Bath Road

• Provide a Green Corridor along the A350

• Retain and enhance existing green valley to 
the south of the site

• Provide effective landscape mitigation to 
screen views of built form within the setting of 
nearby heritage assets

• Retain existing PRoW as connecting green 
routes through the site

The following diagrams explore the overarching themes influencing future development of locating 
a new residential community at Chippenham. 

A
350

C h i p p e n h a m

A4 Bath Road
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A4 Bath Road

• There are three established surface water 
routes running across the site west to 
east. Where possible these will be retained 
and enhanced to respect the character of 
existing field boundaries and also protect & 
enhance ecological and biodiversity across 
the Site.

• Flood zones 2 & 3 run to the south of 
the site which is the lowest area. Primary 
attenuation corridor will be to the south and 
east of the site forming the development 
offset from the A4 and A350. 

• Connections with existing green and blue 
corridors will be provided allowing for new 
amenity walking loops around the site.

Land uses that are being explored include:

• Residential areas set around new green 
infrastructure and woodland setting.

• Primary School

• Sports hub for use of existing and new 
residents.

• Employment complimenting existing 
facilities to the south west of Chippenham.

• Park and Change site providing direct bus 
and cycle links to the A4 / Chippenham

• The above uses to be centred around a local 
centre for future residents and users of the 
Site.

3. Blue and Green Infrastructure 

4. Development Areas 

A
350

VINCIENTS WOOD

PRIORS COPSE

C h i p p e n h a m

A4 Bath Road
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• Significant open space created in the west of the site to form 
transition to the countryside

• Key green corridors formed across site to retain existing public 
rights of way and hedgerows

• Green infrastructure buffer to A350 to include various sports 
provision

• Reinstating woodland planting 

• Opportunity for Park & Change site with direct access to the A4

The site provides an opportunity for around 1,403 new homes as 
well as new community uses and enhanced ecology, biodiversity and 
amenity green open space. 

Masterplan Concept 
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Fig. 20. Design Concept



The site provides an opportunity for a vision for a wider strategic 
development for Chippenham for the next 30 years. New homes as well 
as new community uses and enhanced ecology, biodiversity and amenity 
green open space set around and complimenting the existing town. The 
strategic diagram opposite shows the site’s wider context and possibility 
to provide a growth corridor north along the A350 with a clear landscaped 
edge to the west ensuring development is contained and connected to 
Chippenham with good pedestrian / cycle links across the A350. 

Wider Chippenham Vision 

A4 Bath Road

1

2

3
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Landscape Considerations
• Strong sense of settlement separation between Corsham and Chippenham needs to be 

maintained. Pull development edge away from A4 frontage and retain a strong green gap 
between the settlements.

• Pronounced undulating land form with valley and stream to the south marked by tree line. Valley 
feature should be retained and strengthened to form a green corridor along southern edge of 
development area and to form strong buffer between development edge, Corsham and cluster 
of listed buildings at Chequers.

• Green infrastructure on site should connect Priors Copse with Vincients Wood (nature reserve) 
on east side of A350 (partly ancient woodland) to form wildlife corridors and recreational route 
connecting to open countryside. 

• Road on west side of site (Sheldon Lane) is narrow, enclosed by dense hedgerows and has strong 
rural character (important to maintain the character of this road)

• Within the North Wilts landscape Character Assessment, the Site is within the ‘Hullavington 
Rolling Lowland’ landscape character area. 

The management guidelines for the area are: 

• Conserve and enhance its pastoral character, and to ensure that any new development respects 
the grain of the dispersed settlement in the area and the vernacular building materials.

• Preserve and enhance the continuity of hedgerows and mature oak trees

• River valleys should be enhanced by encouraging habitat creation and planting of riverside 
trees.

• Protect the setting and intrinsic character of Corsham Park.

• Minimise the landscape and visual effects of the expansion of Chippenham.

Landscape Enhancement and Containment

• Historically, Chippenham Forest covered this area. Proposals would look to reinstate woodland 
within parts of the Site including within the western Site boundary with green and ecological 
links to Priors Copse, Vincients Wood and other green links. This will also provide a screen and 
landscape buffer to future development.

• Potential for new woodland areas to be used for carbon offsetting.

• Existing tree belts, tree clumps and hedgerows to be retained where possible and integrated 
within development areas

• Three green crossings across the A350 for pedestrians and cycles.

• Development set back from the A4 Bath Road to main sense of separation when travelling 
between Corsham and Chippenham

• Green Corridor to be provided along the A350 

• Existing green valley to the south of the site to be retained and enhanced as green corridor.

Fig. 21. Wider Vision
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Bath Road Retail
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Proposed Masterplan
This Site provides the opportunity to vision a new 
complimentary community for Chippenham.
Development West of Chippenham will provide local benefits 
including the delivery of market and affordable homes, 
and provision of new high quality open space with a sports 
and primary school hub. The following diagram sets out a 
concept for this.

Fig. 22. Masterplan Strategy
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Significant open space to the west of the Site creating a landscape buffer and 
woodland setting with healthy living areas to include orchards and allotments 

Key green and blue corridors formed to retain and protect hedgerows and ecological 
enhancements 

Landscaped corridor along the A350 to offset development and provide a linear 
park & sports activities considering safe offset from power lines and buffering noise 
from the A350

A local centre and community / sports hub offering a key building at the southern 
gateway to the Site

5 Pedestrian / cycle access from A350 and A4.

6 Development offset from Chiverlin Farmhouse, retaining areas of open space and 
introduction appropriate landscaping/buffering 

7 School and sports hub facilities located along the primary access road providing 
active uses along the route that are visible and accessible from the A350  (a) 2 Form 
Primary School (b) Central Sports Hub. This forms a central focus for development 
west of the A350.

8 Offset development from the A4 with landscaped valley

Introduction of landscaping and planting to screen views from heritage assets to the 
south including Mytne Farm and Corsham Court Registered Park and Garden

Introduction of landscaping and planting to screen views from heritage assets to the 
west and north west including Medieval Settlement at Sheldon Scheduled Monument 
and Sheldon Farmhouse

New access from A4 for vehicles, pedestrian and cyclists with a Park and Change site 
with car and cycle parking.

9
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• Residential Areas 

• Sports & Primary School Education Hub 

• Park & Change / Ride Scheme with Business Hub

• Infrastructure and Other Development

44

A site strategically placed between the A4 and A350 offering 
sustainable alternative transport links alongside business hub area, 
a new leisure offer for the town, and residential led community.

The proposals have been based on the following land uses with 
areas associated set out in the table below. This is indicative at this 
stage and will require further technical input and market testing. 

Land Budget 

Residential Areas 35.08 ha (1,403 
homes at 
40dph)

Range of residential areas offering a mix of house 
types and tenures within differing character 
areas responding to site context and future uses. 

Sports and Primary 
School Hub

7.0ha A 2FE primary school situated to the eastern 
edge of the site allowing accessibility for existing 
and future residents. 

A primary school with 2FE would usually take 
up 2.2ha.  This allows a further 4.8ha to create 
a community sports hub. The illustrative 
masterplan shows this as having a local centre / 
leisure key building towards the centre of the site. 
Sport provision could include: 

• Athletics track and facilities

• Range of Sports pitches - junior through to 
adult 

• Tennis courts

• Bowls club and green 

Park & Change / 
Business Area

1.64 ha Within the south east corner of the site with 
direct access to the A4 a bus link with parking 
facilities for cycles and cars is proposed. Small 
scale business uses could also be developed in 
this area. 

Infrastructure and 
Other Development 

 36.5 ha Western landscape buffer with new woodland 
planting, open space, attenuation, offset areas 
for power lines, road infrastructure, green links, 
allotments and orchards

Fig. 23. Land Areas
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Masterplan Strategies
Land Use

Residential Density & Building Height

The proposals are for a community led 
residential scheme, set within a landscaped 
areas with woodland planting. The site will have 
4 key land use areas: 

Residential 

Primary School / Sports Hub

Park & Change / Business

Landscaping

Higher density will be applied at the centre of 
the residential areas and towards the south. 
Lower density will be used as a transitional 
edge between development and open space. 

Development will vary in scale but generally be 
between 1 - 3 storeys. 

Residential: Higher density (Up to 35-
45dph / 3 storeys)

Residential: Lower Density (circa 30-
35dph / 2 storeys)

Community building (up to 3 storey)

Primary School & Sports (up to 2 storey)

Business Area (up to 2 storey)
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Green & Blue Infrastructure

Access 

A key area for landscaping is the western edge where 
woodland planting is proposed to reflect the areas 
historical context as part of Chippenham’s Forest. 

This edge will soften the existing western 
development edge of Chippenham as well as provide 
opportunities for carbon offsetting, and varied green 
amenity space. 

Allotments and a community orchard are proposed 
which will be part of the healthy living agenda. 

Green links and rights of way will be retained and 
enhanced where possible. 

Planting around the development edges will provide 
a green setting as well as street trees and planting 
along key routes. 

Incidental spaces and parks will also be placed within 
residential areas.

Drainage is focused within the southern valley of the 
site and eastern edge. 

The sport hub will provide a green buffer between the 
A350 and residential development. 

The primary route will provide an internal loop 
with a southern and northern site gateway 
connecting to the A350 and A4. A secondary loop 
will be provided through the residential areas.  
A hierarchy of streets will be implemented to 
provide street character and ensure pedestrians 
and cyclists have priority where necessary. 

Key pedestrian footpaths will link into the existing 
PRoW network and provide further connections to 
the existing community. 

A bus only access point is also possible 
connecting the A4 into the site, and existing bus 
routes to Chippenham from the A350 opposite 
Drake Crescent . 

Primary Access Loop

Secondary Access Loop

Internal Access Streets

Key Pedestrian / Cycle Green Routes 

Pedestrian / cycle Streets

Bus Access (with cycle / pedestrian routes)
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Local Centre & Community Leisure Vision

A new local centre to include a gateway building on the southern access primary 
route.  This should be visible from the A350 and will be situated to the eastern 
side of the site. This will provide a focus to the proposed development west of the 
A350 and centred around a higher density development core, which could also 
include a mix of other leisure and community uses. 

Character Areas
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Local Centre

Existing right of way set in 
green setting

Opportunity for community sports 
facilities

Tree lined primary route

5 Bus & Cycle / Ped Link

5
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Sports Hub & Primary School Vision

A new 2 Form Entry Primary School will be situated to the north east of the 
site. This will provide a focus to the northern gateway / access from the A350. 
The school can provide a wider range of services including extended uses 
of the hall and sports ground to facilitate the wider community. The larger 
sports hub area has 7ha of land to be used for wider community sport uses. 

Character Areas
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Primary School

Potential cycle route along 
existing track

Opportunity for community Sports 
pitches 

A350

Tree lined primary route

Existing right of way set in green 
setting

Sports hubs with variety of 
sports provision for new and 
existing residents 

51



Business Hub with Park and Change Scheme Vision

There is an opportunity for a new business hub to be situated within the south 
east corner of the site adjacent to the A4. This is a prime location to provide 
business uses and new employment to Chippenham. Pedestrian connections 
could connect the new business hub with the existing employment uses east 
of the A350.  The business hub could also include  a park and change scheme 
which would provide sustainable transport links to Chippenham town centre. 

Character Areas
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Southern Residential Core Vision
 

Characterised by higher density and green streets with street tree planting 
and other green features such as rain gardens, planters and swales. The 
local centre creates a focus for this residential development area, within 
immediate proximity to green open space and outdoor sports facilities. 

Character Areas

54



1

1

1

1

2

2

2

3

3

3

4

4

5

5

6

6

Pocket parks

Key building frontage

Tree lined primary route

Landscape integrated into the 
development
Existing right of way set in 
green setting
Pedestrian links provided 
through the development 

55



Western Green Residential Edge Vision 

New homes will be provided around a network of green spaces. With both streets 
and spaces that reflect a strong character. The development proposed at the 
green edges, where the dwellings will sit within a landscape setting of proposed 
new broadleaved tree planting will be lower density and overlook open space.

Character Areas
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Summary



Land to the West of Chippenham has the potential 
to provide high quality residential living within 
the context of Chippenham’s existing town and 
community.  

The proposed masterplan has been generated 
through a clear understanding of the site, and it’s 
context. The design and development process 
presents the opportunity to implement a joined  
up approach to the masterplan and connected 
green infrastructure and new woodland, allowing 
for innovate and best practice approaches to 
placemaking.

The proposed masterplan has been generated by 
responding to the site, taking opportunities to 
provide, retain and enhance the existing context, 
and to implement green amenity space integrated 
with proposed drainage infrastructure.

The residential areas alongside public spaces will 
make use of strong and sustainable connections to 
both the wider footpath network and routes into 
the centre of Chippenham. 

The new setting will provide a range of house 
types and tenures which will be supported by 
opportunities for community infrastructure, 
connected green infrastructure, and recreation. 

This Vision demonstrates how Land at  
West of Chippenham can be developed  
to deliver a vibrant, sustainable  
new community, with its own  
distinctive identity including a sports hub 
destination, primary school, and woodland 
planted western edge.

Summary Conclusion
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1 Introduction 

The purpose of this Technical Note (TN) is to review the highway infrastructure proposals for 
developments  surrounding  Chippenham,  Wiltshire.  This  TN  will  focus  on  a  review  of 
developments proposed within the emerging Wiltshire Local Plan to support a new road to the 
east and south of Chippenham, and a new development proposed by Bloor Homes on land west 
of the A350.  
 
The proposal for infrastructure improvements to the east and south of Chippenham has already 
been  assessed  in  an  options  assessment  exercise  carried  out  to  identify  the most  suitable 
options for alignment. From the data that is readily available from this options assessment, an 
analysis of the proposals for Land West of the A350 will be undertaken and compared to the 
other proposals to understand their relative merits.  
 
A strategic site location plan can be seen in Figure 1.1. 
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2 Relevant Policy, Guidance and Documents  

2.1 Local Transport Plan 2011 

 
The Wiltshire Local Transport Plan is the third plan of its kind, covering a period between 2011‐
2026. Its role is to steer the implementation of national transport polices at a local level.  
 
The vision of the plan  is to develop a transport system that helps support economic growth 
across  Wiltshire’s  communities,  giving  choice  and  opportunity  for  people  to  safely  access 
essential services. Transport solutions will be sensitive  to  the built and natural environment 
with an emphasis on reducing carbon emissions.  
  
The  goals  are  to  support  economic  growth,  reduce  carbon  emissions,  contribute  to  better 
safety, promote equality of opportunity, improve quality of life, and promote a healthy natural 
environment.  
 
The proposed development is consistent with the vision and goals of the Wiltshire LTP. 
 

2.2 Wiltshire Core Strategy 2015 

The vision for Wiltshire is to create a stronger and more resilient community. The underpinning 
idea of the strategy is to strengthen communities, the underlying principle is to create a balance 
of jobs, services and facilities and homes. The strategy recognises that previous growth has not 
been delivered in a proportionate way, where housing has been delivered in locations where 
there are not enough employment opportunities, which has resulted in out‐commuting.  

There are several key principles that underpin the strategy including; 

 Providing  the most  sustainable pattern of development  that minimises  the need  to 
travel and maximises the potential use of sustainable transport. 

 Creating  the  right environment  to deliver economic growth, delivering  the  jobs  that 
Wiltshire’s population needs  locally and taking a flexible and responsive approach to 
employment land delivery. 

 Managing development to ensure that jobs and the right infrastructure are delivered 
at  the  right  time  to  ensure  that  out‐commuting,  in  particular  to  areas  outside  of 
Wiltshire,  is not  increasing and development does not have a detrimental  impact on 
infrastructure.  

 Working  towards  lowering  Wiltshire’s  carbon  footprint  through  the  appropriate 
location of development and through renewable energy and sustainable construction.  

 Protecting  and  planning  for  the  enhancement  of  the  natural,  historic  and  built 
environments, including maintaining, enhancing and expanding Wiltshire’s network of 
green infrastructure to support the health and wellbeing of communities.  

 
The strategy identifies the Bumpers Farm industrial estate and the Methuen Park business park 
as two of the three Principal Employment Area of Chippenham. The proposed development is 
conveniently located to access these areas and is consistent with the principles identified. 
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2.3 Draft Chippenham Transport Strategy Refresh 2015 

The Wiltshire Core Strategy  identifies Chippenham as a Principal Settlement  in Wiltshire and 
therefore a key location for future employment and residential development. The Chippenham 
Transport Strategy is Wiltshire Council’s proposed long‐term approach to meeting the transport 
needs of the town, within the context of housing and employment growth. The strategy outlines 
themes that are backed up with specific objectives, the themes of the strategy are as follows: 
 

 Provide for strategic development sites; 

 Maintain strategic function of the A350; and 

 Improve the accessibility and attractiveness of the town centre. 

The  strategy  is  currently  in  draft  form  and  will  be  finalised  flowing  the  Chippenham  Site 
Allocation Plan adoption.  
 
The Chippenham Transport Strategy refresh takes place within a strategic policy framework that 
are produced for a wide range of purposes to address the overarching needs of Wiltshire. The 
strategy specifically addresses the need of Chippenham.  
 
The proposed development supports the identified strategic themes – see section 5 for further 
details. 
 

2.4 Wiltshire Council Local Plan – Site Selection Report for Chippenham 2021 

The Wiltshire Core Strategy is the central strategic part of the development plan for Wiltshire. 
The Core Strategy is being updated with a plan period of 2016‐2036. It is important to keep the 
development plan up to date and ensure that development needs are being met. Chippenham 
requires 9,225 new homes over the plan period. Considering developments that are already 
committed an extra 5,100 homes are required.  
 
The site selection report sifts sites that have been proposed on accessibility, flood risk, heritage, 
landscape and traffic. After this another sift takes place assessing against policy requirements 
and the place shaping priorities (PSP) the PSPs are as follows. 
 
PSP1  Employment  –  to provide new  employment opportunities with  a  strong  emphasis on 
timely delivery to redress the existing level of net out‐commuting withing the town.  
 
PSP2 Town Centre – improve resilience to the town centre by serving as centre of sub regional 
public  service,  ensure  the  centre  will  be  a  vibrant  meeting  place,  preserve  historical 
characteristics, develop the bridge centre site, and improve Chippenham railway station. 
 
PSP3 River Avon – To continue to improve access to the River Avon valley through Chippenham 
as an important green infrastructure corridor. 
 
PSP4  Active  Travel  –  Ensuring  a  network  of  well‐connected  footpaths  and  cycleways  and 
connectivity for public transport across the town. 
 
PSP5 Traffic – Linking to the A4 and A350 which will provide for a more resilient local network 
addressing traffic congestion within the town centre.  
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PSP6  Surrounding  Countryside  –  Respect  the  individual  identities  of  villages  within  the 
landscape setting.  
 
The proposed development supports the place shaping priorities where relevant – see section 
5 for further details. 
 

2.5 Future Chippenham Road Design – Options Assessment Report 2021 

Future Chippenham has appointed Atkins to support the delivery of the distributor road to the 
east and  south of Chippenham,  for  this  they have produced an Options Assessment Report 
(OAR)  which  includes  an  assessment  of  route  options  in  terms  of  environmental  impact, 
deliverability, transport network impact and value for money to identify the most appropriate 
route for the road.  
 
The proposed alignment of the distributor road can be seen in Appendix A. 
 
The OAR sought to sift options for the road in two phases to identify which options are the best 
fit. Strategic data for the sift has been obtained from the HIF Bid Options Assessment, Concept 
Framework Development Quantum, and Future Chippenham Spatial Framework. Data has been 
provided in the OAR that can be directly compared to the proposed site on Land West of the 
A350 will be used as a comparison.  
 
The OAR  calculates  the  scheme  costs  for  the  three  route  options,  the  calculations  include 
construction cost, preparatory, supervision and Land, base cost, risk, inflation, and inflation due 
to COVID‐19. The option costs are set out below.  
 
Option A – Outer Route – £104,534,347 to £120,104,003 
Option B – Middle Route ‐ £96,826,723 to £112,253,026  
Option C Inner Route ‐ £93,345,096 to £108,567,012  
 
The proposed development does not require this scale of infrastructure cost. 
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3 Existing Highway Conditions 

3.1 Chippenham Highway Network 

Chippenham is a market town in northern Wiltshire with approximately 45,000 residents as of 
the 2011 census. The town is located approximately three miles south of Junction 17 of the M4. 
The main routes through town are as follows. 
 
The A350 is dual carriageway route that can be followed south from M4 Junction 17 that wraps 
around  the western boundary of  the  town before  continuing  south  towards Melksham and 
Trowbridge. The A350 is a dual carriageway for most of its length past Chippenham, with a small 
section of  single  carriageway between  the Bumpers  Farm Roundabout and  the Cepen Park 
South Roundabout. As it passes Chippenham the A350 is known as the Western Bypass. South 
of Chippenham the A350 connects the Chequers roundabout to Lackham roundabout, which 
then travels south towards Melksham.  
 
The A420 commences at the Bridge Roundabout in the centre of Chippenham and travels north 
west through the town towards the Bumpers Farm roundabout before continuing onto Bristol.  
 
The A4 road runs east to west through Chippenham from the roundabout of London Road and 
Pewsham Way in east Chippenham to the Chequers Roundabout in west Chippenham. The road 
connects to the towns of Calne in the east and Corsham in the west. The A4 runs through the 
centre of Chippenham over the river Avon. All traffic travelling through Chippenham must cross 
the river at two locations, the High Street Bridge or through the signalised junction of Gladstone 
Road and Avenue‐La‐Fleche.   

 

3.2 Existing Highway Constraints  

 
The A350 is a main haulage route for HGVs into and through Chippenham. The A350 is mostly 
a dual carriageway past Chippenham however a section of the road only has one lane in either 
direction between Bumpers Farm roundabout and Cepen Park South roundabout.  
 
As Chippenham High Street is closed to vehicle traffic between 9:30am and 7:30pm the junction 
of Gladstone Road  and Avenue‐La‐Fleche  can become  congested  as  it must  carry  all  traffic 
wishing  to  travel  through  the  town.  This  has  a  knock‐on  effect  at  the  bridge  roundabout 
immediately north of the junction.  
 
 

3.3 Recent Highway Development Scheme   

Between  July  2017  and  August  2018,  a  £7.2  million  highway  improvement  scheme  was 
undertaken on junction 17 of the M4 and the A350 Western Bypass. The scheme involved: 
 

 Signalised slip roads for traffic exiting the motorway at Junction 17 of the M4; 

 Widening the A350 to dual carriageway between Badger and Brook roundabouts, as 
well as between Cepen Park South and Chequers roundabouts; 

 Additional widening to allow for suitable merge lengths back to a single lane in either 
direction, and to allow for two lanes on the A350 approaches to the roundabouts. 
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 A new formal segregated layby on the northbound carriageway south of Chequers, to 
replace the existing unsegregated layby. 

 Widening the A4 Bath Road westbound approach to Chequers, along with widening the 
A4 westbound exit, providing two lanes across the junction for A4 westbound traffic. 

The  scheme was  funded  via  the  Local Growth Fund which  is operated by  the Swindon and 
Wiltshire  Local  Enterprise  Partnership.  Wiltshire  Council  has  improved  the  A350  Western 
Bypass as and when funding has become available.  
 
A further funding bid for dualling between Chequers roundabout and Lackham roundabout was 
submitted in July 2016 however this was unsuccessful.  Dualling the section between Bumpers 
Farm roundabout and Cepen Park South roundabout has not been progressed at this time due 
to funding and value for money considerations.  
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4 Proposed Developments to the East and South of Chippenham 

4.1 Proposed Highway Routes 

In March  2019 Wiltshire  Council  submitted  a  bid  to  the Housing  Infrastructure  Fund  (HIF) 
provided  by  the  Ministry  of  Housing,  Communities  and  Local  Government  (MHCLG).  In 
November 2019 Wiltshire Council was awarded £75 million to ensure that funding is available 
to contribute towards the cost of delivering longer‐term growth.  
 
In October 2020 the Council entered into a Grant Determination Agreement (GDA) with Homes 
England to secure the funding. The GDA allows Wiltshire Council to use any remaining funds to 
invest into other infrastructure to support the delivery of additional housing in Wiltshire.  
 
The grant is proposed to support the delivery of a new distributor road to the east and south of 
Chippenham that will connect to the A350 at the northern end of the town.  
 
The general alignment of the three proposed routes can be split into two sections:  
 

 East  Chippenham  –  From  the  Rawlings  Green  approved  development,  north  of 
Monkton Park, across the river Avon eastward, then turning south towards the A4.  

 South Chippenham – connecting the A350 to the A4 south of Pewsham and South West 
Chippenham, the route also crossing the river Avon.  

 
The three possible routes can be seen in Appendix A. The following paragraphs include some 
key information about the two routes from the Wiltshire Council Options Assessment Findings 
Summary Report.  
  

4.1.1 Route A – Outer Route  

The outer link is likely to operate as a ring road, a bridge over the Wilshire and Berkshire canal 
will contribute to a high delivery cost. Route A has the highest impact on the environment and 
will be potentially visible by hamlets to the east. Route A requires an additional  link road to 
access development areas at East Chippenham.  
 
The OAR estimates the cost of delivering this route to be between £104,534,347 ‐ £120,104,003. 
After the HIF funding is included there is a shortfall of £30‐45 million.  
 

4.1.2 Route B – Middle Route  

The middle link is the second shortest road with the second lowest delivery cost estimate, Route 
B has a direct connection to the National Cycle Network Route 403 and therefore a  link  into 
town.  Route  B  also  requires  an  additional  link  road  to  access  development  areas  at  East 
Chippenham.  
 
The OAR estimates the cost of delivering this route to be between £96,826,723 ‐ £112,253,029. 
After the HIF funding is included there is a shortfall of £22‐37 million.  

 
4.1.3 Route C – Inner Route  
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Route  C  is  the  shortest  and  had  the  lowest  delivery  cost,  it  provides  the  highest  quality 
connectivity from all type of transport networks. Route C will have an impact on the Rowden 
Park conservation area and Stanley Park recreational ground. The Inner route will provide the 
best  potential  for  cycle  routes  to  surrounding  areas  using  existing  Public  Rights  of  Way, 
including National Cycle Network Route 403.   
 
The OAR estimates the cost of delivering this route to be between £93,345,096 ‐ £108,567,012. 
After the HIF funding is included there is a shortfall of £18‐34 million.  
 
A best fit route has been identified as mostly Route C with sections of Route B. This can be seen 
in Appendix A.  The new distributor road will have a funding shortfall of at least £18 million that 
will have to be contributed by developers.  Funding shortages could rise well beyond that which 
will increase risk associated with the viability of the development sites that the distributor road 
will unlock.  
 

4.2 Associated Development  

The proposed distributor road to the east and south of Chippenham will unlock land for up to 
7,500 dwellings accessed along  its route. The wider strategic function of the distributor road 
will alleviate pressure on  the  town centre and  throughout  the  town,  this will provide  spare 
capacity to unlock developments elsewhere in the town. 
 
While this will go a long way to meeting the needs for housing in Wiltshire it has been identified 
in the options assessment for the distributor road that a large environmental cost will be borne 
by these developments.  
 
While careful consideration has been taken to assess the required cost of the implementation 
of this route, any funding shortfalls will require development contribution. This may impact the 
viability of certain developments due to the larger risk associated with projects such as bridge 
construction and environmental and ecological mitigation.  
 
Due  to  the  location  of  the  development,  new  bus  routes  will  be  required  to  serve  these 
communities and tie them into the wider area, this will dilute the patronage of existing services 
where the new bus will travel through existing routes in the town and reduce the sustainability 
of some public transport options.  
 
Due to the distance from the town centre some sections of the proposed development will not 
have high quality accessibility to the rest of Chippenham for pedestrians and cyclists, delivering 
this infrastructure is in no way guaranteed with the delivery of the proposed distributor road. 
This may result in isolated communities and urban sprawl.   
 
 

4.3 Options Assessment Sift 

 
4.3.1 Methodology  

Route options for the distributor road have been analysed through two rounds of sifting various 
data sources to identify the optimum route for the road. The analysis is taken over five zones, 
three in the eastern section and two in the southern section as follows:  
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 Zone One is defined a land to the west of Lackham College, which can be found directly 
south of the Pewsham estate; 

 Zone Two is defined as land between zone one and the A4 London Road;  

 Zone Three is land north of the A4 London Road and south of NCN Route 403; 

 Zone Four is land to the north of NCN 403 and east of river Avon; and  

 Zone Five is land to the north of NCN 403 and west of river Avon. 

 
The first sift reviewed six alignment options and four links to Pewsham. The first sift resulted in 
discarding unsatisfactory routes to leave the three possible routes as defined in this chapter.  
 
The criteria of the sift must be at  least partially met, to do this a qualitative assessment was 
made on a three‐point scale:  
 

3 = Fully meets objectives  
2 = Partially meets objectives 
1 = Neutral/negative impact.  

 
The first sift assessment criteria are as follows: 
 
Strategic Case: 
 

1. Enables the delivery of high‐quality housing developments by unlocking development 
land, meeting pre 2036 (Local Plan) and post 0236 (HIF) housing quantum.  

2. Improve  traffic  congestion  and  flow  across  the existing  road network, ensuring  the 
transport network has the capacity to accommodate growth.  

3. Provide good connectivity for mutli‐modal users at new centres and into Chippenham 
town centre, improving journey times and journey time reliability.  

Deliverable Case 
 

1. Environmental Review. 

a. Flood Risk and Drainage  

i. Flood Zone crossing up to 250 metres – Score 3. 

ii. Flood Zone crossing between 250m and 500m – Score 2  

iii. Flood Zone crossing greater than 500m – Score 1  

b. Ecological Impact  

i. Greater  than  100m  from  national  designated  site/habitat  records. 
Score ‐ 3  

ii. Within 100m of local or national designated site/habitat records.  Score 
‐ 2  

iii. Direct  conflict  with  conservation  area/within  500m  of  scheduled 
ancient monument. Score ‐ 1  
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c. Heritage and Archaeology  

i. Greater  than  100m  from  conservation  area/listed  building/heritage 
record. Score – 3 

ii. Within  100m  of  local  or  conservation  area/listed  building/heritage 
record. Score – 2 

iii. Direct  conflict  with  conservation  area  within  500m  of  scheduled 
ancient monument. Score – 1 

2. Engineer Assessment. 

a. Total structural length up to 250m Score – 3  

b. Total structural length between 250m and 500m. Score – 2  

c. Total Structural length greater than 500m. Score – 1  

3. Land Strategy  

a. Full  Wiltshire  Council  Land  ownership/land  allocated  in  Chippenham  Site 
Allocation Plan/planning permission approved. Score – 3  

b. Landowner/developer letter of support to HIF bid, and/ or land put forward for 
future  development  within  Strategic  Housing  Land  Availability  Assessment. 
Score – 2  

c. Objection to scheme/route option. Score – 1  

 
Data that has informed the first options sift has been lifted from the OAR and can be seen in 
Appendix B.  

 
 

4.3.2 Results  

Below is an extract from the OAR that summarises the first sift of options for the new distributor 
road.  
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It can be seen that neutral/negative impacts have not been taken forward. There have been no zones 
that have high scores for both the strategic and deliverable case.  
 
Three of these highest scoring zone options will be taken forward and compared with infrastructure 
proposals required for the delivery of Land West of A350 Chippenham.  
 
These areas are as follows: 
 

 Zone One – Option B; 

 Zone Two – Options B and C; and  

Zone Three – Options B and C.   
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5 Land West of A350 Chippenham  

 

5.1 Proposed Development  

 
Bloor Homes are proposing a development on the western edge of Chippenham between the 
important economic corridors of the A350 and the A4 Bath Road.  The site is approximately two 
miles for the centre of Chippenham, although the employment,  leisure and retail facilities at 
Bumpers Farm industrial estate and Methuen Park business park are in the immediate vicinity 
of the site.  
 
Bath is Located 12 miles west following the A4 which forms the southern boundary of the site, 
Trowbridge is 14 miles south on the A350 which forms the eastern boundary of the site. 
 
Importantly no new distributor roads or large, off site, infrastructure projects will be required 
to access this development which is already well connected to two major routes. The Wiltshire 
Council Site Selection report has concluded that this location has no significant harmful effects 
on congestion corridors.  
 
New  junctions will be required to serve the development, these will have to incorporate access 
for public transport, cycling and walking . Proposals may include bus gateways, and a new iconic 
cycle/pedestrian bridge over Chequers Roundabout. Providing high quality  infrastructure  for 
pedestrians, cyclists and public transport users will encourage a greater uptake of these modes. 
This  will  provide  transport,  environmental  and  health  benefits.  Improving  active  travel 
infrastructure is the aim of the Local Plans PSP4 and improving the A350 is the aim of PSP5. 
 
As the site is located on the A350 and the development will provide infrastructure improvement  
some vehicle  traffic will be drawn away  from  the  town  centre. While  there will be a  slight 
increase in traffic, the inclusion of a local centre will also reduce the need to travel into the town 
centre, and the  location of the development will reduce the need to drive through the town 
centre.  . This can be delivered without new large off site infrastructure at greenfield locations.  
 
The site does not have any effects on villages near to Chippenham and their landscape setting 
which accords with PSP6 of the Local Plan.  
 
PSP3 of the Local Plan aims to improve access to the River Avon Corridor, the site does not have 
access to the River Avon Corridor however it is within the immediate vicinity of the Corsham 
Court estate which provides  similar benefits  for  leisure and  local ecology, Corsham Court  is 
considered to meet the same needs as the River Avon Corridor.  
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5.2 Development of Land West of A350  

The  proposed  site  is  located  within  the  immediate  vicinity  of  two  of  the  three  Principal 
Employment Areas of Chippenham  identified  in the Wiltshire Core Strategy. Methuen Park  is 
accessible after a five minute walk from the southern extent of the site. Bumpers Farm industrial 
estate can be accessed after a 20 minute walk, or a five minute cycle from the Drakes Crescent 
access  location. Supporting these developments will reduce the  level of out‐commuting and 
support businesses within the area, a key goal of the Core Strategy.  
 
There is potential to incorporate existing bus services into the development proposal that will 
not dilute the patronage of existing services. The site is located on the A4 which is an existing 
high frequency bus corridor, there are also existing proposals to improve the corridor. There is 
a proposal for a new ‘Wiltshire Whippet’ service between Bath and Chippenham, an initiative 
led by Bath  and North  East  Somerset  (B&NES) Council, which will  feature  fewer  stops  and 
include ‘pocket park and ride’ interchanges. The proposed development will feature a park and 
change site with car and cycle parking. The ‘Wiltshire Whippet’ proposal, if it were to go ahead, 
would reduce the number of car trips along the A4, that could be directly tied into the site. The 
delivery of the proposal will be subject to a feasibility study. 
 
Existing infrastructure such as the Chequers Roundabout and the Drakes Crescent junction onto 
the  A350  can  be  upgraded  to  a  higher  quality  which  will  benefit  existing  residents.  The 
development will have to deliver improvements to the Chequers Roundabout which is already 
approaching  capacity. There  currently  is no plan  to upgrade  the  roundabout as part of  the 
proposed distributor road, even though the route will increase traffic along the A350 to alleviate 
pressure on central Chippenham. This development will deliver these improvements.   
  
The site will provide good connectivity to Corsham which would deliver one of the benefits of 
the distributor road without the construction of a new road.  
 
The proposed access strategy for the Land west of A350 development consists of three access 
points as follows: 

 Primary Vehicle Access – new 60m diameter roundabout on A350 approximately 200m 
north of Drakes Crescent; 

 Secondary Vehicle Access ‐ new ghost island priority junction on the A4 at the southern 
extent of the site; and 

 Third Access – A350 road crossing opposite Drakes Crescent and for pedestrians and 
cyclists, there is also potential for this to offer bus access.  

 
The proposed development on  land to the west of the A350 can be considered to meet the 
objectives set out in the Chippenham Transport Strategy that can be seen in Table 1. 
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Table 1  Assessment of Proposed Site against Chippenham Transport Strategy Objectives 

  Objectives  Proposed Development 

Providing  for 
strategic 
development 
sites 

Objective  1:  Deliver  a  transport  network  for 
Chippenham  that can support planned growth 
at development sites and minimise the  impact 
of  increased  travel  demand  on  existing 
residents 

The proposed development will  improve 
the A350 with high quality junctions. Local 
improvements  to  walking  cycling  and 
public  transport  will  provide 
improvements for existing residents. 

Objective 2: Ensure development sites provide 
for necessary on‐site, and appropriate off‐site, 
transport  infrastructure  and  services  to 
accommodate  and  mitigate  travel  demand 
generated by the development. 

Multiple site accesses will provide a high 
level of  service  to  all users. Appropriate 
mitigation  will  be  implemented  at  the 
Chequers roundabout and other junctions 
that require improvements.  

Maintaining 
strategic 
function  of 
A350 and key 
routes 

Objective 3: Minimise current and future traffic 
delay  and  disruption  on  the  Chippenham 
transport  network  and  improve  journey  time 
reliability  on  the  A350,  A4,  A420  and  M4 
Junction 17. 

The proposed development can introduce 
measures to the A350 corridor consistent 
with access proposals to improve journey 
time reliability.  

Objective 4: Safeguard the role of the A350 as a 
strategic  route  to  ensure  vehicles,  including 
freight, travel on the most appropriate route. 

The  proposed  development  access 
arrangements  do  not  compromise  the 
strategic  role of  the A350, development 
access is direct to it. 

Objective  5:  Improve  road  safety  for  all 
transport  network  users  and  help  reduce  the 
number of casualties in Chippenham. 

The  proposed  development  access 
strategy  to  the  A350  will  deliver  road 
safety improvements. 

Improving the 
Accessibility 
& 
attractiveness 
of  town 
centre 

Objective 6: Support sustainable access to the 
town  centre,  railway  station,  healthcare 
facilities,  employment,  training  and  social 
opportunities across Chippenham, by delivering 
and  promoting  a  transport  network  which 
makes walking, cycling and  travelling by bus a 
safe and convenient option for shorter distance 
journeys. 

Active travel and public transport will be 
central  in  the  transport  strategy  with 
dedicated corridors connecting to existing 
routes.  A  Travel  Plan  will  be  promoted 
within  the development  that will  reduce 
single occupancy car travel.  

Objective 7: Facilitate and promote convenient 
and  safe  sustainable  transport  (bus  and  rail) 
options for people travelling longer distances to 
the  town,  particularly  for  retail,  leisure  and 
employment purposes, and  to assist  residents 
who need to travel further for employment. 

Existing  public  transport  options  will  be 
promoted  and  improved,  this  will  be 
supported  by  a  Travel  Plan,  key 
employment sites are within walking and 
cycling  distance  of  the  proposed 
development.  

Objective 8: Improve connectivity and manage 
traffic  to  reduce  the  negative  effects  of 
congestion on Chippenham town centre. 

Improvements for active travel and public 
transport will reduce  the need  for single 
occupancy  car  travel and  reduce  vehicle 
traffic pressure on the town centre.   

 
 

As  can  be  seen  in  Table  1  above  the  proposed  development  site  at  Land  west  of  A350 
Chippenham will satisfy the objectives set for the Chippenham Transport Strategy.   
 
The Wiltshire Local Plan recommends reviewed the proposed development against six place 
shaping priorities as can be seen in Table 2. 
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 Table 2  Proposed development site place shaping priorities review – Local Plan  

PSP  Review   Comments  
PSP 1 Employment  Strength   Could  include  employment  land  as  part  of  a  mixed‐use 

development  to enable people  to  live and work  locally. The site 
benefits  from a  location adjacent to A350 which  is an  important 
economic  corridor.  The  A350  is  a  barrier  to  linking  any 
development  with  the  town,  however  this  severance  can  be 
overcome providing opportunities for people to travel to and from 
the site  by foot or bicycle in particular. 

PSP 2 Town Centre   Neutral   The town centre is accessible via the A350/A4 bus services as this 
site is on the western side of the A350. The issue of severance will 
be  addressed  for  pedestrian  and  cyclists  which  will  encourage 
active travel trips to the town centre. There are shops and facilities 
in the Cepen Park, Bumpers Farm, and Bath Road areas which will 
be attractive. 

PSP  3  the  River 
Avon Corridor  

Neutral   The proposed development will not detract from people’s ability 
to access the amenity, nor will the development have a negative 
impact on  the area by bringing and urban development onto  its 
boundary. 

PSP 4 Accessibility   Neutral   The  Site  is  located  adjacent  to  the A4/A350. This  is  a  large  site 
where there  is the space to  include a network of well‐connected 
footpaths and cycleways and connectivity for public transport can 
be  provided.  A  wide  range  of  facilities  are  within  walking  and 
cycling distance. 

PSP  5  New 
Infrastructure  

Strength  The proposal does not require building of new roads and there will 
be  improvements to the A350 to make the route more resilient. 
The development will have no adverse effects on congestion in the 
town centre.  

PSP  6  Surrounding 
Villages  

Strength   The site does not have any effect on villages near to Chippenham 
and their landscape setting.  

 
The proposed development on Land west of A350 Chippenham has been discounted within the 
emerging  Local  Plan  site  selection  process  due  to  PSP  3  and  PSP  5  being  perceived  as 
weaknesses.  
 
The Local Plan review states that PSP 3 is a weakness for the following reason, 
 
‘This site is not located near to the River Avon and therefore does not provide the opportunity 
to improve access to the River Avon valley through Chippenham. It is not applicable.’ 
 
While the site is away from the River Avon Corridor the proposed development will not detract 
from people’s ability to access the amenity, nor will the development have a negative impact 
on  the  area  by  bringing  and  urban  development  onto  its  boundary,  this  site  should  be 
considered to have a neutral impact.  
 
The Local Plan review also states that PSP 5 is a weakness for the following reason 
 
‘The site is located adjacent to the A4/A350. It does not provide any opportunities to provide for 
a more resilient network addressing traffic congestions within the town.’ 
 
The proposed development will be accessed directly onto the A350 and A4 which will provide 
an opportunity to improve the operation and safety of these highway sections. Improving these 



   MULTIDISCIPLINARY ENGINEERING CONSULTANTS 
 

Future Development Options in Chippenham 

B05451                                       TN02 – Future Development Options in Chippenham                                                                   18                                
04/03/2021 

 

corridors  will  extract  vehicle  traffic  from  the  town  centre  as  these  routes  become  more 
attractive  to  drive  for  existing  road  users.  This  will  occur  as  the  routes  will  flow  more 
consistently  improving  journey time reliability. By delivering housing without new significant 
off‐site infrastructure will prevent the induced demand brought on by developments which will 
have a positive impact of the wider environment.  
 
Mitigation for severance by the A350 for the development will have an active travel emphasis 
to encourage walking and cycling and reduce the share of people undertaking single occupancy 
vehicle travel. The site should be considered a strength that major new  infrastructure  is not 
required.  

 

5.3 Options Assessment Comparison  

 
5.3.1 Methodology  

There are currently three options for accessing the proposed site. These three options will be 
compared  to  the  three  highest  scoring  zones  for  the  distributor  road.  The  data  that  has 
informed the OAR sift will be used to review the access proposals for Land West of A350. 
 
The strategic case (see section 4.3) will be set out against the objectives identified in the OAR 
sift (Section 4.3.1). The deliverable case (see section 4.3) uses a quantitative scoring system that 
is not fit for another site. The OAR defined its scoring system to help identify the key differences 
between the route options, as a result the grading does not apply to other environments well 
due to their concise nature.  
 
Clarkebond has identified a Red Amber Green (RAG) ‘Traffic Light’ score that will be applied to 
the access proposals for Land West of A350 in comparison to the distributor road as follows: 

 Green  will  be  applied  if  the  proposal  is  an  improvement  on  the  distributor  road 
proposal; 

 Amber will be applied if the case is broadly similar; and  

 Red if the proposal is worse.  

For the purposes of the analysis, Zone one will be compared to the proposed access roundabout 
to  the north of  the site, Zone  two will be compared  to  the proposed access west of Drakes 
Crescent and Zone three will be compared to the access location on the A4. The terminology 
and approach used in the OAR sift has been applied. 
 
 

5.3.2 Results  

 
Northern Access  
 
Strategic Case – The primary access roundabout would unlock  land West of  the A350 which 
currently cannot be accessed. The implementation of this junction will result in queuing at this 
location, this will reduce the pace at which vehicles arrive at associated junctions, alleviating 
pressure.    The  resulting  reduction  of  vehicle  speeds  around  this  location will  enable  safer 
movements between the centre of the development and western Chippenham.  
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This can be considered to fully meet its objectives. In comparison to the strategic case for Zone 
One, Option B, which has considered to fully meet  its objectives, this can be given an amber 
score.  
 
Deliverable  Case  –  The  proposed  access  does  not  come  into  contact  with  any  flood  land, 
significant  biodiversity  or  within  the  immediate  vicinity  of  a  listed  building.  There  are  no 
structural requirements, and the  land  is split between public highways and  land available to 
Bloor Homes. 
 
In comparison to the deliverable case for Zone One – Option B it can be considered green as 
there are no constraints associated with  implementing this access from the available data. A 
summary of the scoring of the objectives can be seen in Table 3 below. 
 
Table 3  Northern Access Options Assessment Comparison   

Objectives   Distributor Road  Land West of A350  RAG Score 

Strategic Case 

Delivery of High Quality Housing   Satisfies objectives  Satisfies objectives  Amber 
Improve Traffic Congestion   Satisfies objectives  Satisfies objectives  Amber 
Provide Good Connectivity   Satisfies objectives  Satisfies objectives  Amber 

Deliverable Case 

Flood Risk and Drainage   Deliverable but complex  Deliverable  Green 
Ecological Impact   Deliverable but complex  Deliverable  Green 
Heritage and Archaeology   Deliverable but complex  Deliverable  Green 
Engineering Assessment   Deliverable but complex  Deliverable  Green 
Land Strategy   Deliverable but complex  Deliverable  Green 

 
 
Middle Access  
 
Strategic Case – accessing the site adjacent to Drakes Crescent would unlock land West of the 
A350 which  currently  cannot  be  accessed. Adding more  junctions will  redistribute  queuing 
throughout the network and alleviate pressure from building up in problematic locations. This 
location is proposed to provide a high‐quality connection for pedestrian and cyclists which will 
promote active travel throughout the site, higher levels of active travel will have a compounding 
effect on uptake in the wider area.   
 
This can be considered to fully meet the strategic objectives at this location. In comparison to 
the strategic case for Zone Two  ‐ Options B and C, which  is also considered to fully meet  its 
objectives, this can be given an amber score.  
 
Deliverable Case  –  The  access  location does  not  come  into  contact with  any  flood  land or 
significant biodiversity, it is also not with the immediate vicinity of any listed buildings. There 
are no structural requirements, and the land requirements are a split of public highways and 
land available to Bloor Homes.  
 
In comparison to the deliverable case for Zone Two – Option B and C,  it has scored green as 
there are no constraints associated with  implementing this access from the available data. A 
summary of the scoring of the objectives can be seen in Table 4 below. 
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Table 4  Middle Access Options Assessment Comparison   

Objectives   Distributor Road  Land West of A350  RAG Score 

Strategic Case 

Delivery of High Quality Housing   Satisfies objectives  Satisfies objectives  Amber 
Improve Traffic Congestion   Satisfies objectives  Satisfies objectives  Amber 
Provide Good Connectivity   Satisfies objectives  Satisfies objectives  Amber 

Deliverable Case 

Flood Risk and Drainage   Deliverable but complex  Deliverable  Green 
Ecological Impact   Deliverable but complex  Deliverable  Green 
Heritage and Archaeology   Deliverable but complex  Deliverable  Green 
Engineering Assessment   Deliverable but complex  Deliverable  Green 
Land Strategy   Deliverable but complex  Deliverable  Green 

 
 
Southern Access  
 
Strategic Case – Accessing from the A4 Bath Road would unlock land West of the A350 which 
currently cannot be accessed. There is an opportunity to improve the two‐lane roundabout exit 
at Chequers roundabout, the effect would improve traffic flow through the junction. There is 
also  an  opportunity  to  provide  a  high  quality,  iconic  piece  of  cycling  infrastructure  at  this 
location.  
 
This can be considered to fully meet the strategic objectives at this location. In comparison to 
the  strategic  case  for Zone Three, Options B and C, which has  considered  to  fully meet  its 
objectives, this can be given an amber score.  
 
Deliverable Case – This access location does not come into contact with any flood land however 
it  is within 100m of deciduous woodlands south of the A4.  It  is greater than 100m from any 
conservation  area  or  listed  building.  There  are  no  structural  requirements,  and  the  land 
requirements are a split of public highways and land available to Bloor Homes.  
 
In comparison to the deliverable case for Zone Three – Option B and C, it has scored green. Even 
though  there  may  be  a  small  ecological  impact  development  near  a  strip  of  deciduous 
woodland, the area scores highly for other deliverable criteria. A summary of the scoring of the 
objectives can be seen in Table 5 below. 
 
Table 5  Southern Access Options Assessment Comparison   

Objectives   Distributor Road  Land West of A350  RAG Score 

Strategic Case 

Delivery of High Quality Housing   Satisfies objectives  Satisfies objectives  Amber 
Improve Traffic Congestion   Satisfies objectives  Satisfies objectives  Amber 
Provide Good Connectivity   Satisfies objectives  Satisfies objectives  Amber 

Deliverable Case 

Flood Risk and Drainage   Deliverable but complex  Deliverable  Green 
Ecological Impact   Deliverable but complex  Deliverable but complex  Amber 
Heritage and Archaeology   Deliverable but complex  Deliverable  Green 
Engineering Assessment   Deliverable but complex  Deliverable  Green 
Land Strategy   Deliverable but complex  Deliverable  Green 
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5.3.3 Summary  

 
Table 6 presents a comparison of the sift for the proposed distributor road and the effects of 
development land west of the A350.  
 
Table 6    Options Assessment Comparison 

Land east and south of Chippenham  Land to the west of A350 

Location  Strategic Case  Deliverable 
Case 

Location  Strategic 
Case 

Deliverable 
Case 

Zone  One  – 
Option B 

3  –  satisfies 
objectives  

2  –  deliverable 
but complex  

Northern 
Access 

Satisfies 
objectives 

Deliverable  

Zone  Two  – 
Option B + C  

3  –  satisfies 
objectives  

2  –  deliverable 
but complex 

Middle 
Access  

Satisfies 
objectives 

Deliverable 

Zone Three – 
Option B + C  

3  –  satisfies 
objectives  

2  –  deliverable 
but complex 

Southern 
Access  

Satisfies 
objectives 

Deliverable 

 
Table 6 demonstrates that the proposed development of Land to the west of A350 satisfies the 
strategic objectives equality as highly as the proposed Distributor Road. The Land to the west 
of A350 proposal has been found to be more deliverable across multiple objectives than the 
proposed Distributor Road.     
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6 Summary and Conclusions 

6.1 Proposed Eastern and Southern Distributor Road  

Wiltshire Council have been awarded a £75 million pound grant to improve infrastructure that 
will ensure that funding  is available to contribute towards the cost of delivering  longer‐term 
growth. The grant is proposed to support the delivery of a new distributor road to the east and 
south of Chippenham that will connect to the A350 at the northern ends of the town.  
 
The proposed distributor road to the east and south of Chippenham will unlock land for up to 
7,500 dwellings. While this will go a long way to meeting the needs for housing in Wiltshire it 
has been identified that a large environmental cost will be borne by these developments that 
has been identified in the options assessment for the distributor road. There will be a significant 
funding  shortfall  from  the HIF  funding  to  the  cost of delivering  the  road,  at minimum £18 
million. 
 
Route options for the distributor road have been analysed through two rounds of sifting various 
data sources to identify the optimum route for the road in the Options Assessment Report.  
 

6.2 Proposed Site to the West of A350  

Bloor Homes are proposing a development on the western edge of Chippenham between the 
A350 and the A4 Bath Road.  The site is approximately two miles for the centre of Chippenham, 
although the employment,  leisure, and retail facilities at Bumpers Farm  industrial estate and 
Methuen Park business park are in the immediate vicinity of the site.  
 
New access junctions will be required to serve the development these will include good quality 
public transport, cycling and walking access. Proposals will overcome the severance of the A350 
and offer the opportunity to improve safety and journey time reliability along the A350 corridor. 
The development could include a park and change site with car and cycle parking to maximise 
potential improvements to the A4 bus corridor and a new iconic cycle/pedestrian bridge over 
Chequers Roundabout. The site will provide good connectivity to Corsham which would deliver 
one of the benefits of the distributor road without having to undertake such an infrastructure 
project.  
 
The  proposed  site  is  demonstrated  to  accord  with  local  policy  objectives  for  The  Draft 
Chippenham Transport Strategy and the place shaping priorities of the Wiltshire Local Plan.  
 

6.3 Options Assessment Sift 

Three of the highest scoring zone options for the distributor road have been compared to three 
options for accessing the proposed site west of the A350. A traffic light grading system has been 
applied and this demonstrates that the proposed development access strategy is better than 
the distributor road proposal. 
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6.4 Overall Conclusion 

While Land to the east and south of Chippenham may be developed to deliver improvements 
to the town, the proposed site on land to the west of A350 will be able to deliver an equally 
high‐quality,  if not better, development, without  the  requirements  for a multimillion‐pound 
infrastructure project.  
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Appendix A: Proposed Distributor Road Alignment  
 
   





Best fit option

Contains public sector information licensed under the Open Government Licence v3.0
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Appendix B: Options Assessment Data  
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9.3.2. Deliverability data 
A review of the following data and mapping was undertaken to assess option deliverability using the following 
data sources:  
· Environment 

- Flood data – Figure 9-5. 
- Ecology biodiversity reviews location of known habitat – Figure 9-6. 
- Heritage – Figure 9-7. 

· Engineering 
- Refer to flood data – Figure 9-5. The area of the flood zone is important for determining the size of 

structure required to cross the zone. 
· Land ownership 

- Majority landowners/developers (June 2020) – Figure 9-8. 
 

Figure 9-5 - Option sift 1 - flood data 
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Figure 9-6 - Option sift 1 - biodiversity data 

 
Figure 9-7 - Option Sift 1 - Heritage Data 
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 Title: Initial Flood Risk Review Technical Note 

Date: 26th February 2021 

 

 

1.0 Introduction 

1.1 Jubb have been appointed by Bloor Homes to provide an initial review of flood risk to support the 

promotion of land to the west of Chippenham in the Wiltshire Local Plan. 

1.2 The subject site is located on the western edge of Chippenham (refer to Figure 1), between the A350 

and the A4 Bath Road. The site is approximately 77Ha in area and is currently used as agricultural fields 

and farmland. The site is bound by the A350 to the east, the A4 Bath Road to the south and adjacent 

agricultural fields to the west and north. 

 

 

  

 

 

 

 

 

 

 

Figure 1 – Site Location Plan 

1.3 The proposals consist of a mixed-use development of predominately residential uses with a local 

centre, community/ sports hub, school, business hub, transport infrastructure and areas of greenspace 

and landscaping. 

1.4 The proposed site (Ref: 3666) was considered as part of the Wiltshire Local Plan Review – Chippenham 

Development Sites. As part of the site assessment the risk of flooding to the site was reviewed, with 

the site selection report concluding that the flood risk to the site should be considered as Medium. 

1.5 It was considered that the risks to the site include surface water flooding in the north-east region 

adjacent to the A350, groundwater risk was identified as fairly consistent across the site and historic 

flooding which was recorded in the northern region of the site,  

1.6 This technical note explores the primary sources of flooding to the site and identifies any constraints to 

the site, with potential mitigation or management measures recommended where necessary. 

 



 

2.0 Flood Risk Review 

2.1 Fluvial 

2.1.1 The vast majority of the site is identified as lying outside of the fluvial flood risk zone according to the 

Environment Agency’s published floodplain map (refer to Figure 2).  

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2 – Extract from Environment Agency Flood Map for Planning 

2.1.2 The EA flood map indicates that the level of flood risk to this part of the site corresponds to Flood Zone 

1 – Low Probability, this zone has less than a 1 in 1000-year annual probability of river or sea flooding. 

2.1.3 The National Planning Policy Framework (NPPF) Planning Practice Guidance states that all types of 

development are suitable for this flood zone. 

2.1.4 In the southern region of the site, a narrow band of Flood Zone 2 and 3 is shown running along the 

south-west boundary of the site. 

2.1.5 These flood zones are classified as medium probability (Flood Zone 2) which is defined as an area with 

between 1 in 100 and 1 in 1000-year annual probability of river flooding, and high probability (Flood 

Zone 3) which is defined as an area with greater than a 1 in 100-year annual probability of river flooding.  

2.1.6 The Flood Zone 2 and 3 extents are associated with the existing watercourse which runs along the 

south-west boundary of the site. These flood zones are shown contained within the watercourse 

channel and only encroach into the site by a minimal amount. It is proposed that the full extents of the 

development will be located within Flood Zone 1 and therefore be at low risk of fluvial flooding. 

 

2.2 Overland & Surface Water Flooding 

2.2.1 As shown on the EA risk of flooding from surface water map (refer to Figure 3), the site is predominately 

shown as an area at very low risk of overland and surface water flooding. 

2.2.2 In the southern region of the site, a narrow band of flood risk is shown along the existing watercourse 

which runs along the south-western site boundary. 

 



 

2.2.3 In the north-east region of the site, two small isolated areas of low-high risk of flooding are shown 

adjacent to the A350 on the eastern site boundary. 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

Figure 3 – Extract from Environment Agency Flood Risk from Surface Water Map 

2.2.4 It appears that these areas shown at risk of flooding are caused by modelled flows being conveyed to 

localised low points due to the topography of the site. The existing levels of the A350 appear to higher 

than the existing site levels in this area, which appears to result in flows being retained against the 

eastern site boundary as they are prevented from continuing to flow to the east. 

2.2.5 It is anticipated that the development proposals including a new site wide drainage strategy will 

alleviate these areas of flood risk, with run-off from the site collected and conveyed to a suitable point 

of discharge. 

2.2.6 Due to the topography of the site and the surrounding area, the site is protected from overland flooding 

from the north, east and south. To the west, levels of the adjacent fields fall in an easterly direction 

towards the site. However, it is anticipated that flows are intercepted and prevented from impacting 

the site due to the presence of existing drainage ditches which run adjacent to existing lane which 

bounds the site to the east. 

2.2.7 It is therefore considered that flooding from surface water and overland flows does not pose a 

significant risk to the proposed development. 

 

2.3 Flooding from Sewers 

2.3.1 There is a very low risk of flooding from the existing public sewerage infrastructure impacting the 

proposed site due to the location of the existing apparatus and the topography of the surrounding area. 

2.3.2 Wessex Water asset plans confirm there is no existing sewers located within the proposed site. The 

nearest sewers are located to the east of the site within the existing residential areas. 

 



 

2.3.3 In the event of sewer incapacity or blockages occurring to the existing sewer network, flows would be 

conveyed to the east and away from the site due to the topography of the surrounding area and would 

therefore not impact the site.  

 

2.4 Flooding from Groundwater 

2.4.1 As part of the Wiltshire Council Strategic Flood Risk Assessment (SFRA) a groundwater flood map was 

produced which identifies the subject site within an area where there is the potential for shallow 

groundwater and consequently within an area where there is a risk of groundwater flooding. 

2.4.2 The SFRA states that the understanding of the risks posed by groundwater flooding is limited and 

mapping of flood risk from groundwater is in its infancy. The SFRA map shows a significant area of west 

Chippenham to be at risk of groundwater flooding, which appears to correlate with the limestone 

bedrock underlying the site and the surrounding area. 

2.4.3 Due to the topography of the site, it is anticipated that groundwater levels will vary across the site with 

shallower groundwater anticipated to be more prevalent in the lower lying areas. No ground 

investigation works have currently been undertaken across the site. However, available borehole data 

undertaken in close proximity to the site, to a depth of 4m below ground level, encountered 

groundwater at a depth of between 2-3mbgl.  

2.4.4 The SFRA also states there are no records of flooding from groundwater occurring within the site or in 

the nearby vicinity. 

2.4.5 Based on this initial information it is considered that flooding from groundwater does not pose a 

significant risk to the development. However, further onsite ground investigation including groundwater 

monitoring should be undertaken across the site to further assess the risk to the site. If shallow 

groundwater is encountered suitable mitigation/ management measures could be considered to limit 

any potential risk of flooding to the site. 

 

2.5 Historic Flooding Events 

2.5.1 The SFRA includes a detailed record and map of historic flooding events in Wiltshire going back as far 

as 1894. The map shows that a narrow section of recorded flood outline is shown in the north-east 

corner of the site. This previous flooding incident appears to have occurred between 1961 – 1970 and is 

associated with the small ordinary watercourse, known as Ladyfield Brook. This watercourse runs 

through the north-east region of the site, from Chiverling’s Farm to the A350, before continuing to the 

south-east and converging with the Pudding Brook. 

2.5.2 The records of historic flooding contained with the SFRA show there was a number of flooding events 

which affected Ladyfield Brook between the 1960’s and 70’s. These recorded events occurred a 

considerable time ago and there are no further records from the mid 70’s onwards of flooding affecting 

the Ladyfield Brook. 

2.5.3 It is therefore considered that since these historic flood events, improvements to flood defences and 

flood mitigation measures in the area have prevented similar flooding events from occurring within the 

site or the surrounding area since. 

 

2.6 Other Sources of Flooding 

2.6.1 No other sources of flood risk have been identified to the proposed site. 

 



 

3.0 Conclusions 

3.1 This initial review of flood risk to the subject site has considered a range of potential sources of flooding 

including fluvial, surface water, overland flows, sewers and groundwater. 

3.2 Historical flooding events have also been investigated to obtain a better understanding of these events 

and the potential implications on the site in the future. 

3.3 It is proposed that the full extents of the development will be located within Flood Zone 1 and therefore 

be at low risk of fluvial flooding. 

3.4 The risk of flooding from other sources including surface water, overland flows, groundwater and 

sewers is considered low. 

3.5 The development proposals including the site drainage strategy will be designed in a manner that does 

not increase the risk of flooding to the site or the surrounding area. 

3.6 Based on this review of flood risk to the site and the various factors considered, the overall risk of 

flooding to the development should be considered as low or can be suitably managed. 
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1. Introduction 

1.1 This Initial Heritage Appraisal (the ‘Appraisal’) is prepared by Turley Heritage on behalf 
of Bloor Homes in relation to Land West of Chippenham (the ‘Appraisal Site’). The 
purpose of the Appraisal is to provide an initial understanding of the significance of 
nearby heritage assets and the key heritage considerations that should be taken into 
consideration in promoting the development of the Appraisal Site. 

1.2 This Appraisal is structured as follows:  

• Section 2 of the report provides an overview of the Appraisal Site and its historic 
development.    

• Section 3 identifies the heritage assets within or proximate to the Appraisal Site 
with potential to be affected.  

• Section 4 provides a broad assessment of the significance and setting of nearby 
heritage assets. 

• Section 5 of the report provides an overview of the relevant heritage legislation, 
national and local planning policy and guidance.  

• Section 6 concludes with key heritage considerations to be taken into 
consideration as part of the emerging proposals.  

1.3 The Appraisal has been prepared using existing published information, initial archival 
research and a search of the Wiltshire and Swindon Historic Environment Record (HER) 
via Heritage Gateway. 
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2. The Appraisal Site 

Context 

2.1 The Appraisal Site (Figure 2.1) consists of a series of agricultural fields that abut the 
western settlement edge of Chippenham and residential area of Frogwell. It is 
separated from the built edge of the settlement by the A350. At the centre of the 
Appraisal Site but outside the red line boundary is Chiverlins House and Farm. 

 

Figure 2.1: Satellite View of the Appraisal Site (2019)1 

Overview of Historic Development 

2.2 The Appraisal Site is partially illustrated on Andrew’s and Dury’s 1773 Map of Wiltshire 
(Figure 2.2) which shows it as consisting of open land set around individual farmsteads 
and manor houses including Cheeveling (later ‘Cheverdens’ and ‘Chiverlins’), Pilsmore 

                                                           
1  Google (2021) Google Earth: Chippenham  
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(later ‘Pipsmore’) and Derrits (later ‘Derriads’). To the north west is the former 
medieval settlement of Sheldon and manor house.  The 18th century is noted as a fairly 
prosperous time for farming in this area, as evidenced by many farmhouses being built 
or rebuilt (including those set out above).2 Farming was mixed with the emphasis on 
stock and dairy and with Wiltshire cheese made in the area.3  

 

Figure 2.2: Andrew’s and Dury’s 1773 Map of Wiltshire4 

2.3 The Appraisal Site is illustrated in more detail on the 1885 Ordnance Survey map 
(Figure 2.3) which shows the aforementioned farmsteads and Mynte Farm to the 
south. With the exception of field boundaries, there are no discernible features within 

                                                           
2  Wiltshire Council (2021) Wiltshire Community History: Chippenham [URL: https://history.wiltshire.gov.uk] 
3  Wiltshire Council (2021) Wiltshire Community History: Chippenham [URL: https://history.wiltshire.gov.uk] 
4  Wiltshire Council (2021) Wiltshire Community History: Chippenham [URL: https://history.wiltshire.gov.uk] 
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the Appraisal Site. In the surrounding area, the map shows Upper and Lower Sheldon 
(with Sheldon Manor) to the north west, tree plantations to the north (Horse Leaze and 
Vincients Wood), Derriads House with its tree-lined avenue to the east and Corsham 
Court and its parkland to the south west.  

 

Figure 2.3: 1885 Ordnance Survey Map 

2.4 The Appraisal Site formed part of the civil parish of ‘Chippenham Without’ (Figure 2.4) 
which was created by the Local Government Act of 1894, which divided the ancient 
parish of Chippenham into the municipal borough of Chippenham (Chippenham 
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Within) and Chippenham Without.5 Chippenham Without is described as mainly 
comprising farmland to the west of the town”.6 

 

Figure 2.4: 1896 Map of the Civil Parish of Chippenham Without7 

2.5 There are no significant changes to the Appraisal Site or the surrounding area by the 
early 20th century with the only noticeable change is that the grounds around Derriads 
House and Farm now laid out as parkland. Similarly, there were no changes to the 
Appraisal Site or the surrounding area by the 1938 Ordnance Survey map (Figure 2.5).  

                                                           
5  Wiltshire Council (2021) Wiltshire Community History: Chippenham [URL: https://history.wiltshire.gov.uk] 
6  Wiltshire Council (2021) Wiltshire Community History: Chippenham [URL: https://history.wiltshire.gov.uk] 
7  Wiltshire Council (2021) Wiltshire Community History: Chippenham [URL: https://history.wiltshire.gov.uk] 
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Figure 2.5: 1938 Ordnance Survey Map 

2.6 From the mid-20th century onwards, the land to the east side of the Appraisal Site was 
gradually developed as part of the expanding settlement of Chippenham and the 
construction of the A350. This included the redevelopment of the grounds around 
Derriads House and Farm with modern residential development. As found today, the 
Appraisal Site remains as open agricultural fields.  
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3. The Heritage Assets 

3.1 The NPPF (2019) defines a heritage asset as: 

“A building, monument, site, place, area or landscape identified as having a degree of 
significance meriting consideration in planning decisions, because of its heritage 
interest.”8  

3.2 The setting of a heritage asset is defined by the NPPF as:  

“The surroundings in which a heritage asset is experienced.  Its extent is not fixed and 
may change as the asset and its surroundings evolve. Elements of setting may make a 
positive or negative contribution to the significance of an asset, may affect the ability to 
appreciate that significance or may be neutral.”9 

Designated Heritage Assets 
3.3 All designated heritage assets within a 2.5km Study Area from the boundary of the 

Appraisal Site have been identified as illustrated on the Heritage Asset Plan at 
Appendix 1. These include: 

• Listed Buildings; 

• Conservation Areas; 

• Registered Parks and Gardens; and 

• Scheduled Monuments 

3.4 A Zone of Theoretical Visibility (ZTV) (Appendix 2) has been prepared based on the 
emerging proposals (built form only) to understand those with potential to be affected 
by future development of the Appraisal Site. As illustrated on the ZTV, the majority are 
unlikely to experience any effects arising from the redevelopment of the Appraisal Site 
due to the following reasons: 

• The nature and scope of the emerging proposals; 

• The proximity of heritage assets to the Appraisal Site; 

• The degree of inter-visibility between the heritage assets and the Appraisal Site 
taking into consideration, for instance, changes in topography as well as 
interposing townscape and landscape features (informed by the ZTV);  

• The significance of the relevant heritage assets and the contribution made by 
their setting including any historic or functional relationships; and 

                                                           
8   MHCLG (2019)  National Planning Policy Framework (NPPF) – Annex 2: Glossary 

9  MCHLG (2019)  National Planning Policy Framework (NPPF) – Annex 2: Glossary 
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• The existing residential context that characterises their setting and in which the 
redevelopment of the site would also be experienced. 

3.5 The designated heritage assets with the potential to be affected, as based on the ZTV, 
are set out below and broadly assessed within this report. 

Table 3.1: Designated heritage assets with potential to be affected 

Asset Type and HAP Ref Name Grade Date of Designation 

Listed Building (53) Chiverlins Farmhouse II 09 December 1985 

Listed Building (37) Mynte Farmhouse II 01 August 1986 

Listed Building (38) Cartshed and Loft at 
Mynte Farm 

II 01 August 1986 

Listed Building (324) Barn at Mytne Farmhouse II 01 August 1986 

Listed Building (39) Chequers Farmhouse II 01 August 1986 

Listed Building (40) Old Road Cottage II 01 August 1986 

Listed Building (46) Barn Range at Starveall 
Farm 

II 09 December 1985 

Listed Building (188) Starveall Farmhouse II 09 December 1985 

Listed Building (33) Stowells Farmhouse II 01 August 1986 

Listed Building (60) Sheldon Farmhouse II 09 December 1985 

Registered Park and 
Garden 

Corsham Court II* 01 September 1987 

Scheduled Monument Medieval Settlement of 
Sheldon 

n/a 15 February 1999 

 
Non-Designated Heritage Assets 

3.6 The NPPF identifies that heritage assets include both designated heritage assets and 
assets identified by the local planning authority (including local listing).  

3.7 GPA 2 produced by Historic England (2015) states that:  

“Non-designated heritage assets include those that have been identified in a Historic 
Environment Record, in a local plan, through local listing or during the process of 
considering the application.” 

3.8 A search of the Wiltshire and Swindon Historic Environment Record via Heritage 
Gateway10 in February 2021 has not identified any other buildings/structures in the 
surrounding area which have the potential to be considered non-designated heritage 
assets under Historic England guidance.  

                                                           
10  Heritage Gateway (2021) Wiltshire & Swindon HER [URL: https://www.heritagegateway.org.uk] 
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4. Broad Assessments of Significance  

Significance and Special Interest 

4.1 The NPPF (2019) defines the significance of a heritage asset as:  

“The value of a heritage asset to this and future generations because of its heritage 
interest. That interest may be archaeological, architectural, artistic or historic. 
Significance derives not only from a heritage asset’s physical presence, but also from its 
setting.”11 

Listed Buildings 

4.2 Listed buildings are defined as designated heritage assets that hold architectural or 
historic interest. The principles of selection for listed buildings are published by the 
Department of Digital, Culture, Media and Sport and supported by Historic England’s 
Listing Selection Guides for each building type. 

Scheduled Monuments 

4.3 A Scheduled Monument is defined by the Ancient Monuments and Archaeological 
Areas Act 1979 as any structure, or site of a structure, above or below ground, which is 
considered by the Secretary of State to be of public interest by reason of its historic, 
architectural, traditional, artistic or archaeological importance.  

Registered Parks and Gardens  

4.4 The main purpose of the Register is to identify designed landscapes of special historic 
interest.  Whilst there is no additional statutory protection arising from inclusion on 
the register it is a ‘material consideration’ in the planning process, meaning that 
planning authorities must consider the impact of any proposed development on the 
landscapes’ special character. In considering the potential special historic interest of a 
park or garden the principal overarching consideration is age and rarity. 

4.5 To assist with consideration of potential special historic interest Historic England has 
produced a series of selection guides which set out in more detail the approaches to 
designating designed landscapes.   

Setting 

4.6 The NPPF (2019) defines the setting of a heritage asset as: 

“The surroundings in which a heritage asset is experienced. Its extent is not fixed and 
may change as the asset and its surroundings evolve. Elements of a setting may make a 
positive or negative contribution to the significance of an asset, may affect the ability to 
appreciate that significance or may be neutral.” 

                                                           
11  MHCLG (2019) National Planning Policy Framework (NPPF) – Annex 2: Glossary  



 

10 

4.7 Historic England has published guidance12 in respect of the setting of heritage assets, 
providing detail on understanding setting and the associated assessment of the impact 
of any changes.  The guidance confirms that setting is not a heritage asset, nor a 
heritage designation, rather its importance lies in what it contributes to the 
significance of the relevant heritage asset itself.  

Assessments 

4.8 The following broad assessments of significance have been prepared using existing 
published information, initial archival research and a search of the Wiltshire HER. 

Chiverlins Farmhouse (Grade II Listed) 

Summary of Significance and Setting 
4.9 Chiverlins holds significance as a mid-18th century farmhouse (with earlier origins) 

designed in a broadly symmetrical composition of two storeys with projecting porch 
and consistent window openings. It is constructed from rubble stone with rough render 
and a stone tile roof. The building is decorated with moulded stone surrounds and 
ashlar pediment to the porch and projecting chimneystacks.  

4.10 The setting of Chiverlins Farmhouse is defined to the immediate north, west and east 
by a tree plantation and a large pond, noted as a ‘moat’ on historic maps but sources13 
indicate this was not likely. To the south are modern agricultural buildings and a 
modern residential building The surrounding area consists of open agricultural fields 
(forming the Appraisal Site). The listed building is primarily experienced from its 
immediate south (the lane and two fields to the south) where the farmhouse and its 
context and historic use is appreciable. Due to topography, intervening buildings and 
tree plantation, the listed building is not readily experienced from the remainder of the 
surrounding area.  

Contribution made by the Appraisal Site to Significance 
4.11 The Appraisal Site principally consists of open agricultural fields which surround the 

listed building. Initial research suggests that parts of the Appraisal Site may have 
originally had a visual, functional and historic relationship with the listed building, 
forming part of its original agricultural landholdings. This relationship remains extant 
with the Appraisal Site still in use as agricultural fields and contributes towards the 
significance of the listed building. 

4.12 The agricultural fields to the west and east, and to a lesser extent south of the 
Appraisal Site emphasise the former rural character of the farmstead and allow for an 
understanding of its role and function as a traditional farmstead.  The extent of mature 
trees to the north limits the visual relationship between the northern part of the 
Appraisal Site and the listed building.  

                                                           
12  Historic England (2017) Good Practice Advice Note 3: The Setting of Heritage Assets 
13  Historic England (2021) Pastscape: Chiverlins Farmhouse (Monument No: 208402) 
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Mynte Farmhouse (Grade II Listed), Barn (Grade II Listed) and Cartshed and 
Loft (Grade II Listed) 

Summary of Significance and Setting 
4.13 The listed building holds significance as a mid-18th century farmhouse (with 17th 

century origins and later 19th century additions) designed in an asymmetrical 
composition of two storeys, in an L-shaped plan, with a mix of architectural details 
including mullioned windows, gables and large chimneystacks. It is constructed from 
rubble stone with rough render, ashlar dressings and a stone tile roof.  

4.14 Both the Barn at Mynte Farm and the Cartshed and Loft are of significance as early 19th 
century agricultural buildings constructed from rubble stone with rough render, ashlar 
dressings and a stone tile roof. Both buildings are two storeys and include various 
details such as gables, arched openings and doorways. The Cartshed and Loft are noted 
in the list entry14 as being included for group value.  

4.15 The setting of the listed buildings is largely defined by the road to the south, Bath Road 
to the east and a small brook/river to the north. The surrounding area largely consists 
of open fields, concealed or filtered by trees and planting with the topography rising to 
the north and south. They are collectively experienced from the road where their 
relationship and group value with one another is best appreciated. The mature trees 
and planting forms a backdrop to the building in views from the south. They are largely 
screened from view to the east by Chequers Farmhouse and west by mature planting.  

Contribution made by the Appraisal Site to Significance 
4.16 The Appraisal Site forms part of the wider agricultural context of the listed buildings 

but is not readily appreciable due to the topography of the land and existing mature 
planting. There is therefore a limited visual relationship. There are no known historic or 
functional associations between the listed buildings and the Appraisal Site.  

Chequers Farmhouse (Grade II Listed) 

Summary of Significance and Setting 
4.17 Chequers holds significance as an early 19th century farmhouse of two storeys 

constructed from limewashed rubble stone and a stone tile roof. There is a consistent 
and ordered arrangement to the windows and doors on the principal elevation.  The 
building is decorated with simple detailing including stone surrounds and a projecting 
overlight. To the rear is an L-shaped rear wing dating from the late 19th century.  

4.18 The setting of the listed building is defined by Mytne Farmhouse (and associated 
buildings) to the west, the road to the south, Bath Road to the east and a small 
brook/river to the north. The surrounding area largely consists of open fields, largely 
concealed by trees and planting with the topography rising to the north and south. 
Chequers Farmhouse is primarily and directly experienced from Bath Road where it’s 
architectural detailing and group value with other buildings and structures. Due to the 
topography, intervening planting and the orientation of the roads, there are limited 
areas in which to experience the listed building.  

                                                           
14  Historic England (1986) List Entry for the Cartshed and Loft 
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Contribution made by the Appraisal Site to Significance 
4.19 The Appraisal Site forms part of the wider agricultural context of the listed building but 

is not readily appreciable due to the topography of the land and existing mature 
planting. There is therefore a limited visual relationship. There also does not appear to 
be any known historic or functional associations between the listed buildings and the 
Appraisal Site.  

Old Road Cottage (Grade II Listed) 

Summary of Significance and Setting 
4.20 Old Road Cottage holds significance as a late 17th century farmhouse of two storeys 

constructed from rubble stone and a stone tile roof with end wall stacks. The building 
is double fronted with recessed ovolo-moulded mullion windows and hoodmoulds.  
The roof includes two gabled dormers. To one side is a rear wing with similar window 
and hoodmould detailing. 

4.21 The setting of the listed building is characterised by its domestic garden enclosed by 
mature hedgerows and trees. In the surrounding area are open agricultural fields to 
the north, east and south. To the west is Corsham Court Registered Park and Garden. 
The building is primarily experienced in views from the private lane it fronts with the 
wider area to the north forming part of the backdrop, including the Appraisal Site.  Due 
to the extent of mature trees and the topography of the land, there are limited views 
of the building from the surrounding area.  

Contribution made by the Appraisal Site to Significance 
4.22 The Appraisal Site forms part of the wider agricultural context of the listed building and 

is partially experienced in glimpsed and filtered views from the south.  The site 
reinforces the rural character of the listed building and makes a contribution towards 
its significance as an isolated farmhouse.  There are no known historic or functional 
associations between the site and the listed building.  

Stowells Farmhouse (Grade II Listed) 

Summary of Significance and Setting 
4.23 Stowells Farmhouse holds significance as a late 18th century farmhouse constructed 

from rubble stone and a stone tile roof with end wall stacks. It is two storeys with 
mullion windows and decorated with flush ashlar quoining, first floor banding and two 
hipped dormers. The south west corner includes a stone inscribed ‘TR 1774’.  

4.24 The setting of the listed building is characterised by its domestic garden to the west 
(enclosed by mature planting) and modern and traditional agricultural buildings to the 
east.  It is partially setback from the road to the south east and overlooks open 
agricultural fields, beyond which are the Appraisal Site and the edge of Chippenham. In 
the surrounding area are open agricultural fields to all sides. The building is primarily 
experienced in views from the road to the west where its function as a farmhouse, its 
architectural detailing and grouping with outbuildings can be appreciated together. 
Due to the raised topography of the land and open character of the field in front, the 
building has increased prominence from the south east.  
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Contribution made by the Appraisal Site to Significance 
4.25 The Appraisal Site forms part of the wider agricultural context of the listed building and 

is partially experienced in glimpsed and filtered views from the south, away from 
Stowells Farmhouse.  The site reinforces the rural character of the listed building and 
makes a contribution towards its significance as an isolated farmhouse.  There are no 
known historic or functional associations between the site and the listed building.  

Starveall Farmhouse (Grade II Listed) and Barn Range (Grade II Listed) 

Summary of Significance and Setting 
4.26 Starveall Farmhouse holds significance as an early 18th century farmhouse constructed 

from rubble stone and a stone tile roof with tall end wall stacks of ashlar. It is two 
storeys with three bays mullion windows and decorated with flush ashlar quoining (to 
front only) and stopped cyma-moulded stone mullion windows, dripstones and stone 
porch. The Barn Range at Starveall Farmhouse is of the same date and constructed 
utilising the same materials. It is decorated with flush quoins and projecting east side 
gabled cart entry with sundial finial. The list entry notes that the open-bay range to the 
east is ‘not of special interest’.15 

4.27 The setting of the listed buildings is characterised by a domestic garden to the front 
and side and a more informal courtyard to the north, enclosed by the barn range. It is 
set back from Chippenham Lane with a boundary wall and tall mature planting which 
screens much of the building. The surrounding area largely consists of open fields, 
largely concealed by mature hedgerows to the south. They are collectively experienced 
from within the eastern side of Chippenham Lane where their relationship and group 
value with one another is best appreciated. Their architectural detailing is experienced 
in more close range views from within the private garden. 

Contribution made by the Appraisal Site to Significance 
4.28 As with others, the Appraisal Site forms part of the wider agricultural context of the 

listed building but is not readily appreciable due to the extent of intervening planting 
to Chippenham Lane and the enclosed character and setting of the listed building. 
There is a limited visual relationship between the site and Starveall Farmhouse. There 
are no known historic or functional associations between the listed buildings and the 
Appraisal Site.  

Sheldon Farmhouse (Grade II Listed) 

Summary of Significance and Setting 
4.29 Sheldon Farmhouse holds significance as a late 18th century farmhouse constructed 

from rubble stone and a stone tile roof with end wall stacks to both the main house 
and southern extension. It is two storeys (with attic) with a double fronted elevation 
with chamfered moulded window surrounds to each floor and central moulded flush 
doorcase with 6-panel door. The front doorcase has an inscription of ‘1785’ and an 
Ashlar Tudor-style gabled porch dated 1860 with Methuen arms.  The list entry notes 
that later extensions are ‘not of special interest’.16 

                                                           
15  Historic England (1985) List Entry for the Barn Range at Starveall Farmhouse 
16  Historic England (XXXX) List Entry for Sheldon Farmhouse 
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4.30 The setting of the listed building is defined by its domestic garden to the south east 
(enclosed by mature planting) and modern and traditional agricultural buildings to the 
south west, north west and north east. In the surrounding area are open agricultural 
fields to the west, south and east. To the north is Sheldon Manor (Grade I Listed) and 
its Registered Park and Garden (Grade II). The building is primarily experienced from 
within its immediate grounds where its function as a farmhouse, its architectural 
detailing and grouping with outbuildings can be appreciated together. There are 
glimpsed and kinetic views of the farmhouse along the tree-lined avenue from the 
south east.   

Contribution made by the Appraisal Site to Significance 
4.31 The Appraisal Site forms part of the wider agricultural context of the listed building but 

is not readily appreciable due to the distance, extent of intervening planting and 
buildings and the enclosed character and setting of the listed building. There is a 
limited visual relationship between the site and Sheldon Farmhouse. There are no 
known historic or functional associations between the listed buildings and the 
Appraisal Site.  

Corsham Court Registered Park and Garden (Grade II* Listed) 

Summary of Significance and Setting 
4.32 Corsham Court Registered Park and Garden consists of a predominantly mid-18th 

century parkland associated with the country house known as Corsham Court (Grade I 
Listed), which both have earlier medieval origins. It occupies approximately 188 
hectares and is situated immediately to the east of the town of Corsham. The park is 
bounded by the A4 between Bath and Chippenham to the north and farmland to the 
east.  

4.33 The significance of the parkland is derived from its medieval origins and connections 
with Corsham Court and its designs by Lancelot Capability Brown in c.1760 and later by 
Humphrey Repton in c.1800. In the 19th century, the parkland was extended to the 
north of the A4 but has since returned to farmland. There are numerous approaches to 
the house, principally via Corsham village, Mynte’s Wood to the east and Lacock Road 
to the south. The pleasure grounds are situated immediately around the house with 
the remainder of the parkland separated by a ha-ha. The parkland to the north east, 
closest to the Appraisal Site, is less-sensitive due to later alterations and the diversion 
of Bath Road in the 19th century.  

Contribution made by the Appraisal Site to Significance 
4.34 The Appraisal Site forms part of the wider agricultural context of the registered park 

garden and is partially experienced in glimpsed and filtered views from limited areas to 
the north east corner of the park. The site forms part of the wider verdant and 
agricultural character of the park albeit this is limited by intervening buildings and 
mature planting. The appreciation from this area is partially diminished by later 
changes to the parkland and noise of the A4. There are no known historic or functional 
associations between the site and the registered park and garden. 
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Medieval Settlement at Sheldon Scheduled Monument 

Summary of Significance and Setting 
4.35 The medieval settlement at Sheldon is situated on a south east facing slope to the west 

of Sheldon Manor affording views over the low lying clay vale towards Salisbury Plain. 
The scheduling entry notes that it is “linear in plan and two distinct centres of 
occupation can be identified”. The medieval village is well preserved and is a good 
example of its type displaying particularly diverse and well defined features. It does not 
seem to have been ploughed since the village disappeared.  

4.36 The setting of the medieval settlement is defined by Sheldon Wood, Sheldon Manor 
and the surrounding agricultural fields. The rural setting of the asset has a resonance 
with the former character of the setting of the settlement. 

Contribution made by the Appraisal Site to Significance 
4.37 The northern part of the Appraisal Site makes a minor contribution to the scheduled 

monument by being part of the open and rural landscape in which the site is 
experienced. It does not however make a discernible contribution to an understanding 
of the medieval settlement with the exception of its rural location. The remainder of 
the site makes no contribution to the significance of the scheduled monument. 
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5. Overview of Heritage Legislation, Planning 
Policy and Guidance 

5.1 Below is an overview of the relevant heritage legislation, national and local planning 
policy and guidance.  

Legislation 

5.2 Under Section 66 of The Planning (Listed Buildings and Conservation Areas) Act 1990, 
the Local Planning Authority, in considering whether to grant planning permission for 
development which affects a listed building or its setting, has a statutory duty to have 
special regard to the desirability of preserving the building or its setting or any features 
of special architectural or historic interest which it possesses.  

5.3 Case law has confirmed that Parliament’s intention in enacting section 66(1) was that 
decision-makers should give “considerable importance and weight” to the desirability 
of preserving the special interest and setting of listed buildings, where “preserve” 
means to “to do no harm”. The presumption is therefore that development proposals 
should not give rise to harm to the special interest of a listed building.  

National Planning Policy 

5.4 The National Planning Policy Framework (NPPF) (2019) requires that great weight is 
given to the conservation of designated heritage assets and this reflects the statutory 
duty of the 1990 Act with respect to listed buildings and conservation areas. 
Conservation is defined by the NPPF as the process of maintaining and managing 
change to heritage assets in ways that sustain and where appropriate, enhance their 
significance. 

5.5 Paragraph 192 of the NPPF elaborates that local planning authorities should take 
account of the desirability of sustaining and enhancing the significance of heritage 
assets, putting them into viable uses consistent with their conservation, as well as the 
desirability of new development making a positive contribution to local character and 
distinctiveness. 

5.6 Paragraph 193 requires when considering the impact of a Proposed Development on 
the significance of a designated heritage asset, that great weight should be given to the 
asset’s conservation and the more important the asset, the greater that weight should 
be. Significance can be harmed or lost through alteration or destruction of the heritage 
asset or development within its setting. As heritage assets are irreplaceable, any harm 
or loss requires clear and convincing justification.  

5.7 Paragraph 195 states that where a Proposed Development will lead to substantial harm 
to or total loss of significance of a designated heritage asset, local planning authorities 
should refuse consent, unless it can be demonstrated that the substantial harm and or 
loss is necessary to achieve substantial benefits that outweigh that harm or loss, or all 
of the following apply:  
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• “the nature of the heritage asset prevents all reasonable uses of the site; and 

• no viable use of the heritage asset itself can be found in the medium term 
through appropriate marketing that will enable its conservation; and 

• conservation by grant-funding or some form of charitable or public ownership is 
demonstrably not possible; and 

• the harm or loss is outweighed by the benefit of bringing the site back into use” 

5.8 Paragraph 196 requires that where a development proposal will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal, including securing its optimum 
viable use. 

5.9 Paragraph 200 requires local planning authorities to look for opportunities for new 
development within the setting of heritage assets to better reveal their significance. 
With respect to setting, the NPPF notes that proposals that preserve those elements of 
setting that make a positive contribution to or better reveal the significance of the 
asset should be treated favourably. 

National Guidance 

5.10 Historic England has published guidance ‘Good Practice Advice Note 3: The Setting of 
Heritage Assets (2017)’ which provides detail on understanding setting and the 
associated assessment of the impact of any changes.  The guidance confirms that 
setting is not a heritage asset, nor a heritage designation, rather its importance lies in 
what it contributes to the significance of the relevant heritage asset itself.17 

5.11 The guidance also notes that where the significance of a heritage asset has been 
compromised in the past, by unsympathetic development affecting its setting, 
consideration still needs to be given to whether additional change will further detract 
from, or can enhance, the significance of the asset. Furthermore, it states that: 
“Negative change could include severing the last link between an asset and its original 
setting”.18 

5.12 Historic England identifies various options for reducing the harm arising from a 
development. This can include the relocation of a development, changes to its design 
and the creation of effective long-term visual screening. Historic England further state 
that good design may reduce or remove the harm, or provide enhancement, and that 
design quality may be the main consideration in determining the balance of harm and 
benefits.19  

5.13 Whilst not planning policy, national Planning Practice Guidance (2019) provides a clear 
indication of the Government’s approach to the application of national policy 

                                                           
17  Historic England (2017) Good Practice Advice Note 3: The Setting of Heritage Assets 
18  Historic England (2017) Good Practice Advice Note 3: The Setting of Heritage Assets 
19  Historic England (2017) Good Practice Advice Note 3: The Setting of Heritage Assets 
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contained in the NPPF. Where there is conflict between the guidance in the PPG and 
earlier documents the PPG will take precedence. 

Local Planning Policy 

5.14 The Wiltshire Core Strategy Development Plan Document was formally adopted by 
Wiltshire Council on 20 January 2015. The Core Strategy contains a series of area 
strategies for each of the community areas of Wiltshire. In relation to the historic 
environment, Core Policy 58 states that: 

“Development should protect, conserve and where possible enhance the historic 
environment.  

Designated heritage assets and their settings will be conserved, and where appropriate 
enhanced in a manner appropriate to their significance, including: 

i. nationally significant archaeological remains 

ii. World Heritage Sites within and adjacent to Wiltshire 

iii. buildings and structures of special architectural or historic interest 

iv. the special character or appearance of conservation areas 

v. historic parks and gardens 

vi. important landscapes, including registered battlefields and townscapes. 

Distinctive elements of Wiltshire’s historic environment, including non-designated 
heritage assets, which contribute to a sense of local character and identity will be 
conserved, and where possible enhanced. The potential contribution of these heritage 
assets towards wider social, cultural, economic and environmental benefits will also be 
utilised where this can be delivered in a sensitive and appropriate manner in 
accordance with Core Policy 57 (Ensuring High Quality Design and Place Shaping).”
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6. Key Heritage Considerations 

6.1 We would recommend the following key heritage considerations and design advice in 
developing emerging proposals for the Appraisal Site. It has been informed by the ZTV 
(Appendix 2) which assumes a ‘worst case scenario’ with maximum building heights, 
maximum developable areas and no proposed planting or mitigation (such as the 
proposed woodland). 

Chiverlins Farmhouse 

6.2 As set out within this report, initial research indicates that parts of the Appraisal Site 
have been in agricultural use since at least mid-18th century, linked to the grade II listed 
Chiverlins Farmhouse. A visual, functional and historic connection remains between 
parts of the site and the listed building. Based on the red line boundary, a large area of 
open space is to be retained to the south of the listed building which will assist in 
maintaining those elements of setting which contribute towards its significance. This 
open space would allow for a sense of openness, the agricultural character and the 
functional relationship between the farmhouse and the land to remain legible. It would 
also allow for the key views from the south to remain.   

6.3 The redevelopment of the Appraisal Site will undoubtedly change the wider 
agricultural and rural character of the setting of the listed building and has the 
potential to reduce the ability to experience the former functional and historic 
relationship of the buildings with the surrounding agricultural land. The development 
of the Appraisal Site therefore has the potential to cause a level of harm to the 
significance and special interest of the listed building. Any harm is likely to be ‘less than 
substantial’ and would need to be weighed against the public benefits of any future 
scheme, bearing in mind the considerable importance and weight to be applied to the 
statutory duty of the 1990 Act. 

6.4 As advocated by Historic England20, this harm could be mitigated through good site 
design such as new tree planting to the boundaries of the Appraisal Site to filter and 
screen views towards new development. This could also include strengthening existing 
areas of planting. Any redevelopment should consider the use of bunding if it responds 
to the existing topography and doesn’t appear overly engineered and ‘man made’. The 
extent of developable area around the listed building could be explored further 
through the preparation of sections and wireframes to enable clearer understanding of 
the visual impact of the scheme from key views in the surrounding area. 

6.5 Where less than substantial harm is identified, Paragraph 196 of the NPPF requires that 
this should be weighed against the public benefits of the proposal. PPG confirms that 
public benefits may follow from many developments and could be anything that 
delivers economic, social or environmental progress as described in the NPPF. Public 
benefits should flow from the proposals. They should be of a nature or scale to be of 
benefit to the public at large and should not just be a private benefit. Benefits do not 

                                                           
20  Historic England (2015) Good Practice Advice Note 3: The Setting of Heritage Assets 
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always have to be visible or accessible to the public in order to be genuine public 
benefits and may include heritage benefits. 

Corsham Court Registered Park and Garden 

6.6 As described at Section 4, the north eastern corner of the Corsham Court Registered 
Park and Garden is of lesser interest when compared to the other aspects of the park 
(pleasure grounds, lake, tree avenues etc.) and has been subject to alteration. The ZTV 
indicates that built form may be visible from limited areas to the north eastern corner 
of the park. This has the potential to urbanise, to a minor degree, this part of the wider 
setting of the registered park and garden.  

6.7 The introduction of planting and an appropriate landscape buffer to the southern 
boundaries of the Appraisal Site would screen any views of emerging proposals. The 
development of the site has the ability to sustain the significance of the Corsham Court 
Registered Park and Garden. 

Medieval Settlement of Sheldon Scheduled Monument 

6.8 The Medieval Settlement of Shelton Scheduled Monument is located to the north west 
of the Appraisal Site and its setting is largely characterised by tree plantations, open 
agricultural fields and the collection of buildings around Sheldon Manor. These all 
contribute to the significance of the scheduled monument. The ZTV indicates that built 
form may be visible in a number of views from the south of the scheduled monument 
due to the open nature of the site and the topography of the land. The development 
has the potential to urbanise, to a minor degree, the wider setting of the scheduled 
monument. 

6.9 The introduction of planting and an appropriate landscape buffer to the north western 
boundaries of the Appraisal Site (such as the proposed woodland planting) could 
screen views of emerging proposals. The development therefore has the ability to 
sustain the significance of the Medieval Settlement of Shelton Scheduled Monument. 

Other Listed Buildings  

6.10 As set out earlier, the Appraisal Site forms part of the wider agricultural setting of 
numerous listed farmhouses in the surrounding area. Research has not identified any 
known historic or functional connections between these listed buildings and the 
Appraisal Site. From reviewing the ZTV (Appendix 2), it is anticipated that the 
redevelopment of the Appraisal Site has the potential to be visible and could urbanise, 
to a minor degree, the wider setting of these heritage assets. This will be in views from 
the listed buildings or views alongside them. In some cases, this could result in a minor 
harmful effect upon their significance.  

6.11 Any potential harmful effect could be mitigated/avoided through planting and an 
appropriate landscape buffer to the relevant boundaries of the Appraisal Site. The 
extent of proposed planting and appropriate landscape buffers to the boundaries of 
the Appraisal Site could be explored further through the preparation of sections and 
wireframes to enable a clearer understanding of the visual impact of the scheme from 
key views in the surrounding area and appropriate mitigation approaches. 
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Summary 

6.12 In summary, the redevelopment of the Appraisal Site has the potential to sustain the 
significance and setting of the majority of designated heritage assets within the 
surrounding area, subject to suitable mitigation measures such as planting and height 
of built form.  

6.13 The proposals are likely to result in a degree of harm to the significance and setting of 
Chiverlins Farmhouse (Grade II listed) but this can be reduced through planting and an 
appropriate landscape buffer. Whilst this can be minimised, it is likely that any residual 
harm would be ‘less than substantial’ and would need to be considered and weighed in 
the wider planning balance.  
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Appendix 1: Heritage Asset Plan 









 

23 

Appendix 2: Zone of Theoretical Visibility
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By email:  spatialplanningpolicy@wiltshire.gov.uk 

Dear Sir or Madam, 

Wiltshire Local Plan Review 

On behalf of Primetower Properties Ltd, I herein provide a response to the Wiltshire Local Plan 

review consultation and enclose: 

• Site Layout Plan 

• Browns Copse, Middle Winterslow, Woodland Management Plan 

My client acknowledges that the current stage of plan preparation is an options consultation and 

that it will be shaped further as the plan progresses with the intention to complete a draft plan 

towards the end of 2021. However, the plan will ultimately need to meet the tests of soundness, 

as set out in paragraph 35 of the revised NPPF: 

 ‘a) Positively prepared – providing a strategy which, as a minimum, seeks to meet the 

 area’s objectively assessed needs; and is informed by agreements with other authorities, 

 so that unmet need from neighbouring areas is accommodated where it is practical to do 

 so and is consistent with achieving sustainable development;  

 b) Justified – an appropriate strategy, taking into account the reasonable alternatives, and 

 based on proportionate evidence;  

 c) Effective – deliverable over the plan period, and based on effective joint working on 

 cross-boundary strategic matters that have been dealt with rather than deferred, as 

 evidenced by the statement of common ground; and  

 d) Consistent with national policy – enabling the delivery of sustainable development in 

 accordance with the policies in this Framework’.  

Given the above requirement, this representation is framed in terms of highlighting areas where 

the plan may not prove sound and suggests how current deficiencies might be rectified. 

Chapman Lily Planning Ltd 

Unit 5 Designer House 

Sandford Lane 

Wareham 

BH20 4DY 

Spatial Planning, Economic Development 

and Planning 

Wiltshire Council 

By email only 

Date: 22nd February 2021 

Your reference: Local Plan Review Consultation 

Our reference: 

mailto:spatialplanningpolicy@wiltshire.gov.uk


                
 

This response comments on the following elements of the Local Plan review; 

• Emerging Spatial Strategy 

• Empowering Rural Communities 

• Addressing Climate Change and Biodiversity Net Gain 

The site to which this representation relates is located on the southern edge of the village of 

Winterslow. The site is bounded by the built-up edge of the village on its north-eastern and north-

western sides and an area of woodland to the southwest knowns as Browns Copse. The 

Winterslow village hall is situated to the south. 

Winterslow is a large village, comprising a mix of uses and local services and facilities. These 

existing facilities require the economic support that would result from additional growth (i.e. 

residual spend from future occupants). By way of an overview and as demonstrated in the 

indicative layout, the site has the ability to deliver family housing which will provide future pupils 

for the local school intake which is currently undersubscribed. The site abuts the defined 

settlement boundary of the village and falls beyond any statutory landscape designations such as 

the Area of Outstanding Natural Beauty, but is washed over by a local Special Landscape Area 

designation. The immediate locality of the site is, however, predominantly residential in 

character. The development of the site would read as a continuation and rounding off of the 

existing settlement without appearing as encroachment into the open countryside. 

Emerging Spatial Strategy 

Primetower Properties disagree with the assertion that delivering the ‘Climate Change outcomes’ 

can only arise from focusing development in the County’s main settlements. Of the four stated 

outcomes of focusing development in main settlements, these being; 

• make best use of existing infrastructure, such as energy networks, public buildings, 

services and local transport networks, reducing the need for additional infrastructure that 

would create more carbon;  

• better support existing businesses by growing local spending and supply chains. In 

particular, it can help each town centre to continue serving its local community;  

• reduce the need to travel, and travel by the private car in particular, by providing jobs, 

facilities and services locally and support active means of travel such as walking and 

cycling; and 

• provide opportunities on a scale to design new neighbourhoods for renewable energy 

supply, alternatives to the private car and more energy efficient new buildings - 

opportunities that are likely to be more difficult to realise in rural areas. 

It is clear that an allocation of 86 units at Winterslow would achieve the above.  



                
 

Primetower Properties acknowledge the benefits of growth to meet local needs, an allocation of 

circa 86 homes at Winterslow will support the vital everyday local services that exist within the 

village (village shop and pub) and ensure future a sustainable level of future intakes for the local 

schools – with the result being that village residents will not have to travel by car to access such 

services, thereby providing the opportunity to reduce carbon emissions and supporting the 

Council’s identified climate change outcomes. The proposed mix housing ensures that local 

housing need is met and that a sustainable pattern of development is delivered. A development 

of 86 units also represents a quantum of development that has the opportunity deliver potential 

efficiencies for energy use, reducing the reliance of carbon fuels. The risks of not progressing with 

an allocation of 86 units at Winterslow is that small scale developments will be delivered on a 

piecemeal approach and will not have the ability to deliver infrastructure improvements or to 

provide not only affordable housing but a mix of private sector housing. 

Primetower Properties are aware that the Winterslow Church of England Primary School, being 

the local school to the site, has a current roll call of 195 children with a capacity of 210 children. 

40% of the 195 children come from outside of the catchment area. The allocation of a 

development of circa 86 units at Middletown Road would provide the opportunity for family 

housing to be delivered which would improve the stability of the school intake an ensure that the 

school is less dependent on children from joining from out of catchment. This would also reduce 

the need to travel by car and bus representing a more sustainable transport pattern and reduce 

carbon generation.  

Primetower Properties support the approach of the Council adopting a Local Housing Needs 

Assessment (LHNA) which takes account of longer term migration and economic forecasts. 

Primetower Properties understand that this approach takes into consideration the need to 

provide homes to support jobs and avoid net in-commuting, together with a contingency. 

Winterslow falls within the Salisbury Housing Market Area which has a LHNA of 10,975 additional 

dwellings for the period 2016-2036. 

Whilst Primetower Properties recognise the value of redeveloping brownfield sites, it is of the 

view that this strategy should not be progressed in isolation, particularly where there is a risk that 

communities that do not have a supply of brownfield sites, such as Winterslow, will not stand to 

gain  from the benefits that sustainable development brings and allow Winterslow to function as 

a  community. There is a clear local need for affordable housing, which would go unmet if a 

strategy is pursued that neglects most of the plan area and just focusses on four settlements. 

Addressing climate change and biodiversity net gain through the Local Plan  

Primetower Properties are supportive of the aims of ‘Policy Theme 1’ which relates to tackling 

flood risk and promoting sustainable water management. The site at Winterslow is within Flood 

Zone 1 and the layout accommodates a Sustainable Drainage Systems (SUDS), the design of the 



                
 

drainage system will ensure that flood risk is not increased or exacerbated elsewhere. The SUDS 

features within the proposed layout have been designed as multi-functional areas, sitting within 

and forming a landscape setting being an integral part of the site’s green and blue infrastructure. 

At the detailed design stage it will be possible to maximise permeable hard surfacing and to 

include, where appropriate, grey water recycling. 

Primetower Properties have been particularly mindful of the opportunities to enhance Green and 

Blue Infrastructure and Biodiversity as part of the proposed layout – this mirrors the aims of 

‘Policy Theme 2’. This consultation response is accompanied by a detailed Woodland 

Management Plan for Brown’s Copse which details the unique opportunity, which can only arise 

from this development at this scale, to provide a Vision and Objectives for Brown’s Copse for the 

next 10 years and the strategy/actions to deliver these. The environmental enhancements 

resulting from the management plan include; 

•  Enhancing the habitat and ecological value of the mature broad-leaved woodland 

through the management of veteran trees and deadwood habitat, re-establishing a 

pattern of rotational coppice and through selective/regeneration thinning and felling of 

standards, to diversify the age classes and variety of tree species. 

•  Enhancement of ground flora and opportunities for native tree regeneration through 

careful management of light-levels to avoid the creation of bramble thickets and species-

poor bracken. 

•  Expansion & protection of the woodland edge habitat and good management of the 

 surrounding habitat buffers and maintaining ecological connectivity with surrounding 

 woodland & hedgerow habitats 

•  Generating a sustainable supply of woodfuel and coppice products to deliver 

environmental/habitat benefits 

• To protect any known archaeological features. 

•  To manage deer grazing pressure by the use of protective measures but at the same time 

balancing the cultural and amenity value of these large herbivores with the need to 

regenerate woodlands and enhance biodiversity. 

• Provide and implement a management strategy with regard to Ash dieback. 

 
Consultation question B3: 

Primetower Properties are supportive of the aims of ‘Policy Theme 3’ but would advocate a 

proportionate approach to such proposed requirements as new developments ‘should achieve 

net carbon zero standards’. The implications of such aspirations with regard to development 

viability will need to be considered, it is contended, on a site by site basis. 

 

 



                
 

Empowering Rural Communities  

Primetower Properties agree with the sentiments of paragraph 3 in that planning controls prevent 

sporadic development and manage widespread speculative pressures for new buildings. 

Winterslow is a ‘Large Village’ within the Salisbury HMA and has been identified as having an 

indicative housing requirement (for 2016-2036) of 85 units. This figure, taking into account 

completions, should be viewed as a minimum requirement. Providing the development in a single 

allocation allows for the community benefits to be delivered that would not otherwise be realised 

through smaller, piecemeal, schemes. 

The site is situated in the centre of Winterslow, either side of established built form. The site 

represents an opportunity to deliver the identified quantum of housing need in a location that 

minimises encroachment into the open countryside. 

 

Diagram (1):  

The existing built 
form of the 
settlement is 
shown in grey with 
the proposed 
allocation in blue.  

Shown in red is the 
extent of the 
existing settlement 
and the risks of 
encroachment into 
the countryside 
with expansion to 
the north or south 

The site reads as the next stage in the planned incremental evolution of Winterslow. There are 

limited sites within the settlement of Winterslow to deliver the identified housing need and as 

such a single allocation at Middletown Road provides the opportunity to minimise the impacts of 

an outward expansion.  

Smaller scale, piecemeal development, as well as not delivering the community benefits 

associated with a comprehensive development at Middleton Road (as detailed below) will eroded 

the edged of settlement and jar the boundary between built form and open countryside. 



                
 

Providing a comprehensive development such as that proposed in the indicative layout for land 

at Middleton Road allows the Council to realise and seek to secure the social and community 

benefits that comprehensive schemes provide, as opposed to piecemeal, infill schemes. Most 

notably, comprehensive developments provide the opportunity, by way of being a qualifying site, 

to deliver affordable housing and the infrastructure (whether it be onsite or through 

contributions) that are needed to support additional housing growth. These include areas of open 

space, play areas and contributions towards community facilities, such as the extension of the 

village hall to facilitate the extension of the Nursery School. Clearly therefore, a site that is capable 

of delivering a policy-compliant level of affordable housing would make a welcome contribution 

to delivering and maintaining mixed-tenure communities. 

The proposal also provides the opportunity to secure a woodland management plan to safeguard 

the future biodiversity value of Browns Copse. Browns Copse has no statutory protection and was 

designated as a Village Green in March 2015 permitting its unfettered use by the residents of the 

Parish. The proposal provides the opportunity to include additional woodland/wildlife 

connectivity and secure a woodland management plan to safeguard and improve the future 

biodiversity value of the Browns Copse and surrounding ecological features. 

Primetower Properties support the Council’s aim that, subject to viability testing, new 

development should seek to deliver 40% affordable provision. Primetower Properties are not 

promoting the site at Middletown Road as a Rural Exception site – the proposal is advanced on 

the basis that the site can be allocated to meet the identified housing need of Winterslow. The 

site is deliverable and free from overarching constraints. 

There are no heritage assets onsite or nearby that would be affected by the proposed 

development. The site is within flood zone 1 and therefore at the lowest risk of fluvial flooding. It 

is also not susceptible to surface water flood risk. Anecdotally, overland flows emanating from off 

site to the North are believed to have caused surface water flooding in the area of the Village Hall 

and Doctors Surgery in the past. The proposal includes measures to prevent any such occurrences 

in the future.  

The site enjoys direct access to the highway network and the principle of delivering a vehicular 

access has been established through the site planning history. The proposed access arrangement 

provides the opportunity to take pedestrian traffic away from Middleton Road by providing a 

dedicated footpath within the site – representing a significant highway safety gain.  

As demonstrated in the indicative layout there is also the opportunity to provide connections to 

the established footpaths which surround the site, providing existing and future residents with 

the opportunity to access local services and facilities by means other than the private car. This is 

particularly relevant with regard to vehicular trips associated with schooling. 



                
 

The land is not contaminated and there are no ransoms strips nor restrictive covenants which 

would be an impediment to development of the site. The layout has followed an iterative process 

(responding to the site’s planning history) so that it is deliverable in its entirety. The site is in a 

single ownership and there are no aspects that would make any part of the site undeliverable. 

Primetower Properties would wish to impress upon the Council the importance of allocating 

sufficient sites to ensure a rolling five-year supply on adoption of the plan, something that can be 

bolstered by small to medium-sized sites that can be built out quickly.  

Conclusions 

Through this representation, my client has put forward a credible argument in favour of allocating 

land at Middletown Road, Winterslow as an omission site. The site, as identified in diagram 1, is 

well contained and its development for circa 86 homes plus community benefits would further 

enhance Winterslow’s sustainability. 

I trust that the above points will be aptly considered in the lead up to the pre-submission version 

of the emerging plan and will ultimately help to deliver a sound plan that meets future needs in a 

sustainable manner. My client is committed to constructive, on-going discussions with the Council 

to bring the site in a timely manner and looks forward to a positive dialogue. 

 

Yours faithfully,  
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To the Planning Officer, Wiltshire Council 
From:
07/03/21 
 
 
I fully support Chippenham Town Council’s rejection of the proposed Local Plan and have 
therefore reproduced the Council’s response verbatim here as fully representative of my 
personal views and response to the consultation: 
 
Comments on Emerging Spatial Strategy (Chippenham) 
 
Housing Figures: It is not clear whether the housing figures set out in Paragraph 1.1 of the 
document are up to date and have been amended to reflect the changes to the 
Government’s Standard Method in December 2020, or the impact of the COVID-19 
pandemic and economic recession on population and migration figures. I do not agree that 
there should be two housing figures (a lower and higher figure) as this confuses things. The 
Government has provided a Standard Method to calculate a housing figure for an area and 
this should be the only figure that is used. The higher figure is questionable particularly 
since the 2019 Local Housing Needs Assessment, from which this figure is derived, is based 
on even earlier projections of economic growth taken from the 2017 Economic 
Development Needs Assessment. Given the subsequent economic recession due to the 
COVID-19 pandemic, together with the fact that Wiltshire Council have not justified using a 
higher figure in aid of Paragraph 73 of the NPPF, there appears to beno justification for 
setting a higher figure of 45,630, and the Standard Method figure of 40,840 should be used. 
I object to the use of the higher figure when the Standard Method will be challenging 
enough to meet given the downward economic trend. The housing target allocated to 
Chippenham is much too high (at 9,225 and equivalent to 20% of the total number for 
Wiltshire), bears no relation to Chippenham’s actual housing needs and is predicated on 
substantial numbers of people relocating here, in order to commute back out, causing more 
congestion and significant damage to the climate. There is concern about the impact of such 
large scale development on traffic, existing green spaces and cycleways. Wiltshire Council 
has not provided sufficient evidence to justify the housing numbers for Chippenham. The 
ONS growth rate, cited in the Housing Needs Assessment for the Chippenham 
Neighbourhood Plan, equates to a need for approximately 2500 new dwellings for 
Chippenham. The Chippenham housing numbers, and their location, should not be dictated 
by a grant application for a distributor road, which did not  
undergo any public consultation, and which serves to predetermine the Spatial Strategy. The 
decision to run the Local Plan Review consultation and the Future Chippenham consultation 
side by side has created confusion amongst the general public. Wiltshire Council needs to 
develop an alternative Spatial Strategy, which is employment led, “appropriate in scale” and 
“environmentally sustainable”(as stated in the Vision for the Chippenham Neighbourhood 
Plan). 
 
Brownfield Target: I consider there should be an ambitious approach to prioritising use of 
brownfield sites through the provision of a brownfield target that is included within the 
overall housing target, so as to maximise the use of increasingly available brownfield office 
and industrial locations as a result of the COVID-19 pandemic, and the recent ‘change in use’ 



provisions. These sites are able to deliver substantial numbers of homes on small footprints 
(e.g. the 333 low carbon homes proposed at Langley Park) and have the advantages of being 
affordable, close to the town centre, reducing the need for cars and helping keep the town 
centre alive. I should be open to further opportunities for changing building use in response 
to reducing need for retail. Paragraph 65 of the NPPF states that: “within the overall 
requirement, strategic policies should also set out a housing requirement for designated 
neighbourhood areas which reflects the overall strategy for the pattern and scale of 
development and any relevant allocations”. Paragraph 66 continues “where it is not possible 
to provide a requirement figure for a neighbourhood area, the local planning authority 
should provide an indicative figure, if requested to do so by the neighbourhood planning 
body”. In the Local Plan Review an indicative housing figure is provided for the urban area 
but not the Parish (neighbourhood area). The CTC Neighbourhood Plan has requested that 
Wiltshire Council provide a figure for the neighbourhood area, but this has not been 
forthcoming. I do not agree with the approach proposed that an indicative housing figure be 
provided for an urban area, and request that this is changed to follow government 
guidance, and separate figures should be supplied to Chippenham for neighbourhood 
planning purposes: Chippenham’s housing requirement; Chippenham’s windfall expectation 
(which is included within the Chippenham housing requirement); and Strategic additional 
housing requirement. The Local Plan Review proposes that the Local Plan allocates no land 
for brownfield development in Chippenham in the period up to 2036. The brownfield target 
figure is derived from past windfall figures and is in addition to the housing requirement 
figure for the area. It is then taken off the housing requirement for future Local Plan 
reviews. The above methodology appears muddled, with the brownfield target considered 
to be external to the housing requirement figure, yet windfall considered to be internal to 
the housing requirement figure. It is more than likely that some windfall development will 
occur on brownfield land. This is not splitting straws–allocations, indicative housing 
requirements, brownfield targets, windfall targets are all different concepts in planning and 
are not interchangeable. This causes difficulties for the CTC Neighbourhood Plan in a 
number of ways. First, the ‘brownfield target’ is based on past windfall figures (brownfield 
and windfall are not synonymous). The CTC Neighbourhood Plan does not allocate housing 
on brownfield sites but anticipates that brownfield development will occur on the Bath 
Road Car Park/Bridge Centre site (as part of mixed-use development) and in the town centre 
as residential conversions. Therefore, there will be new housing supplied in the town and 
this should be subtracted from the overall total. This might mean that the Strategic 
Allocations could be reduced in size. However, because the Local Plan Review is treating 
brownfield sites in addition to housing requirement met on Strategic Allocations, there is no 
scope to consider the town’s overall needs. In addition, Paragraph 3.11 of the Emerging 
Spatial Strategy refers to setting a brownfield target for the next 10 years of the Local Plan 
period, not for the whole of it. Firstly, I do not agree that the brownfield target should be in 
addition to the overall housing requirement figure. Secondly, I consider any brownfield 
target should align with the Plan period. I believe brownfield provision for Chippenham 
could be higher than the 240 houses proposed, given the potential for brownfield sites to 
come forward because of the COVID-19 pandemic and the change of use provisions. I 
recommend that Wiltshire Council further investigate allocating brownfield sites in their 
Plan, to reduce the amount of greenfield development proposed.  
 
Addressing Climate Change & Biodiversity Net Gain 



 
A1: Land-use policies need to be evidence based, realistic, viable and achievable. Is it 
reasonable to assume that the Local Plan can deliver outcomes that significantly reverse 
existing carbon emission trends before 2030?  
 
Yes. It is possible for the plan to reduce dependency on car travel and to ensure future 
development is net carbon neutral. This would be in keeping with the policies being pursued 
by the CTC Neighbourhood Plan (e.g. on climate change, sustainable transport and electric 
vehicle charging). Imaginative approaches to transport across Wiltshire such as developing 
and connecting new rail stations (Devizes Gateway, Corsham and potentially Hullavington) 
with frequent, reliable, low carbon road transport, park and ride etc. could make a real 
impact on reducing the use of cars in Wiltshire and relieving traffic pressure on 
Chippenham. Any new roads built must prioritise cycling over car use, as an incentive to 
travel by sustainable transport modes and reverse carbon emissions. 
 
A2: What practical and achievable steps should the Local Plan take to significantly reduce 
carbon emissions by 2030? 
 
Please refer to CTC Neighbourhood Plan policies on carbon neutral development, 
sustainable construction, renewable energy, provision and enhancement of cycle paths, 
access to the bus network, electric vehicle charging infrastructure, biodiversity and green 
corridors as examples of policies I would like the Local Plan to emulate. 
 
A3: How should these actions be delivered and measured? 
 
They should be delivered through local employment-led development and policies such as 
the ones highlighted above. These should be measured in terms of their net carbon 
emissions over time and adjusted accordingly in line with Government and Wiltshire carbon 
reduction targets. 
 
B1: If I are to successfully tackle flood risk and promote sustainable water management, 
would the measures set out above go far enough?  
 
Avoid building on the low lying land adjacent to existing flood plains and within Flood Zones 
2 and 3, and to reduce future flooding risk to other communities in lower parts of the Avon 
such as Melksham, Bradford on Avon and Bath 
 
B2: If I are to successfully enhance our natural capital through place shaping and nature 
based solutions, would the measures set out above go far enough? 
 
Avoid building on land that will destroy natural capital, which is finite and irreplaceable, 
rather than trying to mitigate the consequences. 
 
B3: If we are to successfully plan for a net zero carbon future through sustainable design 
and construction, would the measures set out above go far enough? 
 



I would endorse the UKGBC approach and use of sustainability statements suggested, which 
CTC is looking to adopt in its Neighbourhood Plan Carbon Neutral Development policy. 
 
B4: Is the move to a position where all new development is rated as zero carbon achievable 
from the date the Local Plan is adopted (i.e. from 2023)? How might this be achievable and 
if not, why not?  
 
By undertaking viability assessments on strategic sites as part of the revised Plan, as is now 
required, the viability of proposed development will be clear from the outset and 
developers will price any additional costs into their land purchase. Once a clear policy has 
been set, the additional costs of carbon neutral development will fall rapidly, as this 
becomes the standard method of building and developing sites. Government net zero 
carbon targets require this to happen as soon as possible (i.e. from 2023 or sooner). I would 
like to see this policy adopted immediately. 
 
B5: Would a move to support the delivery of zero carbon new development materially affect 
scheme viability? Please refer to the answer given to B4 
 
B6: In terms of performance standards for new buildings, what method(s) should the 
Council aim to implement? 
 
The improvement in Part L of the Building Regulations being introduced as part of the 
Future Homes Standard is necessary but not sufficient in achieving net zero carbon 
development. The Government has indicated that it will not restrict local authorities from 
exceeding this standard, which many are already doing through their local plan policies. 
Please refer to the CTC Neighbourhood Plan Carbon Neutral Development policy for further 
guidance. 
 
B7: How should the Council support the retrofitting and modernisation of existing buildings 
to achieve higher performance and reduce carbon emissions? 
 
It should have policies which support the retrofit of insulation (including double glazing) and 
renewable energy generation devices (e.g. solar panels and ground source heat pumps). 
 
B8: If we are to make headway in terms of decarbonising energy production, consumption 
and emissions, would the measures outlined above go far enough? If not, what are we 
missing and how would additional measures be delivered? 
 
All development should be required to meet net zero carbon standards in line with the 
UKGBC approach (i.e. energy efficiency, on-site renewable energy and heat generation and 
carbon offset for any remaining operational emissions) with immediate effect if at 
allpossible. 
 
B9: Should the Council set out policies that favour particular technologies, or should it 
encourage all technologies to provide green energy in Wiltshire? 
 



It should allow for all technologies but take account of their effectiveness, efficiency and any 
potential environmental and social impacts. And accommodate future innovation in 
technologies. 
 
B10: Should the Local Plan set targets for the production and use of renewable energy? If so, 
what might they be and how would they be measured? 
 
Yes. Local Authorities have a key role in ensuring the UK meets its climate change targets. 
Section 18(1A) of the updated NPPF requires the planning system support the transition to a 
low carbon economy and in particular “should help shape places that contribute to radical 
reductions in greenhouse gas emissions” and that “Plans should take a proactive approach 
to mitigating and adapting to Climate Change... in line with the objectives of the Climate 
Change Act.” I therefore recommend that the Local Plan sets a net zero target based on an 
assessment of its carbon reduction potential and develops policies consistent with this 
target. The generation of renewable energy will be critical in achieving this target, alongside 
sustainable development locations and carbon neutral development policy. A carbon 
inventory approach could be used to check progress 
 
B11: What steps should be taken to retrofit existing buildings with ultra-low or zero carbon 
forms of energy production? In particular, how could such technology be incorporated into 
buildings within sensitive locations such as Conservation Areas and/or Listed Buildings?  
 
Existing policy already allows for retrofitting and adapting existing buildings to 
accommodate ultra-low carbon or zero carbon forms of energy production in conservation 
areas and listed buildings, providing they are sympathetic to their setting and significance, 
and this balance should be maintained. 
 
B12: If we are to tackle issues associated with air quality would the measures set out above 
go far enough and be effective in improving air quality in Wiltshire? If not, what measures 
are we missing and how should they be framed in land-use planning policy? A local 
employment-led development approach, and supporting policies, would prevent large scale 
commuting and sustainable travel options within sites, and would reduce the need to use 
cars for local journeys. Employment development should be for high quality attractive jobs 
in order to minimise out-commuting and deliver the best value for our communities. Policies 
to control the use of wood burning stoves/heating in densely built-up areas would help 
reduce non-vehicular air pollution. Increasing modal shift to public and active transport will 
not be achieved with the 'business as usual' approach to delivering cycling infrastructure or 
bus improvements as previously seen in Chippenham. A comprehensive strategy for cycling, 
walking and public transport is needed to fully analyse current, future and potential 
demands, and to set out how continuous networks will be delivered. Even if this can only be 
delivered at the cost of the loss of on-street parking or vehicle access. Unless sustainable 
transport networks can be established which are as quick and safe as routes for motor 
vehicles, modal shift will not occur. Whilst the shift to greener fuelled vehicles will in part 
improve local air quality through the reduction of emissions, it is not an all-encompassing 
solution to our problems. More than half of the UK's electricity is produced through non-
renewable sources, and if electric vehicle uptake expands too quickly demand for power will 
in the short to medium term likely come from coal and gas. Electric cars still take up as 



much road space as petrol cars -meaning they will still cause congestion thereby making bus 
travel slower and less reliable. Electric vehicles will still sit idle in parking spaces on the side 
of roads for most of the day, limiting highway space which could be transferred to walking 
and cycling infrastructure, and results in severance for pedestrians and reduces the 
perception of safety for cyclists. 
 
B13: What practical policy steps should the Local Plan take to significantly increase modal 
shift to public and active transport, and speed up the transition to greener fuelled vehicles?  
 
Install on-street EV charging infrastructure throughout Chippenham and in other parts of 
the county (particularly larger market towns) as soon as possible. Whilst sustainable 
transport infrastructure can encourage some modal shift, it has to be complemented with 
travel demand management. Inexpensive and plentiful parking results in the use of private 
car being the easiest mode choice, even for basic trips. A policy is therefore required to seek 
a reduction in parking supply and an increase in the cost of parking. Should the distributor 
road that will serve the proposed development in the south and east of Chippenham be 
formally proposed in the Local Plan then supporting policies will be required which limit 
through-traffic within Chippenham by implementing restrictions to private cars, and to 
transfer existing highway space to cycle, walking and bus infrastructure. Consideration 
should be given to transport hubs at strategic locations, intercepting longer distance trips by 
private vehicle and providing sustainable means of onward travel to employment, retail, 
leisure and education. 
 
B14: The electricity grid system may not be able to cope with a rapid take-up of electric 
vehicles and the charging infrastructure needed to power them? What measures should the 
Council explore with Distribution Network Operators/Distribution Service Operators to 
resolve this? 
 
More local renewable energy generation and policies which support this. Wiltshire should 
be more proactive in terms of working out how the distributor grid should work effectively. 
 
B15: If all new development is to be future proof and promote zero carbon living in energy 
production and consumption terms, what impact would this have on the design and viability 
of schemes? 
 
Forward thinking policies of the type described above. Viability will quickly catch up. 
 
 
Planning for Chippenham  
 
CP1. What do you think to this scale of growth? Should there be a brownfield target? Should 
they be higher or lower? 
 
Scale of growth: The housing target allocated to Chippenham is much too high (at 9,225 and 
equivalent to 20% of the total number for Wiltshire), bears no relation to Chippenham’s 
actual housing needs and is predicated on substantial numbers of people relocating here, in 
order to commute back out, causing more congestion and significant damage to the climate. 



There is concern about the impact of such large scale development on traffic, existing green 
spaces and cycleways. Wiltshire Council has not provided sufficient evidence to justify their 
housing numbers for Chippenham. The ONS growth rate, cited in the Housing Needs 
Assessment for the Chippenham Neighbourhood Plan, equates to a need for approx. 2500 
new dwellings for Chippenham. The Chippenham housing numbers, and their location, 
should not be dictated by a grant application for a distributor road, which did not undergo 
any public consultation, and which serves to predetermine the Spatial Strategy. The decision 
to run the Local Plan Review consultation and the Future Chippenham consultation side by 
side has created confusion amongst the general public. Wiltshire Council needs to develop 
an alternative Spatial Strategy, which is employment led, “appropriate in scale” and 
“environmentally sustainable” (as stated in the Vision for the Chippenham Neighbourhood 
Plan). 
 
Brownfield target: See above response in Emerging Spatial Strategy 
 
CP2. Are these the right priorities? What priorities may be missing? How might these place 
shaping priorities be achieved? 
 
On the whole these priorities match the Town Council’s priorities and the CTC 
Neighbourhood Plan Vision. However, I recommend amending the priorities in line with the 
suggestions below:• 
 
“i) Development to provide new employment opportunities...”Add reference to ensuring 
that there is a mix of employment types/uses/buildings on employment land to help SME’s 
and incubator units establish (in line with the CTC Neighbourhood Plan policy on Incubator 
Units) 
Allocating employment land will not simply solve the problem of uptake. There needs to be 
a much more proactive lead from Wiltshire Council to help/encourage businesses to 
establish in Chippenham. Local employment opportunities need to be provided followed by 
housing provision, so as to avoid more commuting and car dependency (not the other way 
around).  
 
•“ii) Improving the resilience of the town centre by...” Add references to other key sites 
identified in the CTC Neighbourhood Plan –these being Upper Market Place public realm 
improvements and River-Green Corridor masterplan I request that Wiltshire Council 
investigate how retail uses in the town centre can be retained in the light of current and 
proposed changes to enable E Class uses to switch to C3 uses in town centres as permitted 
development. Specific consideration needs to be given on how to retain the integrity of the 
historic town centre for retail and services. This will be a problem in all Wiltshire town 
centres and it should be addressed in the Local Plan Review. 
 
• “v) Linking the A4 to the A350 which will provide for a more resilient local network...” 
Delete reference to the above. I consider roads as infrastructure required for development 
i.e. ‘essential infrastructure’ rather than ‘place shaping infrastructure’ as defined by CP3 of 
the Wiltshire Core Strategy. I would also be concerned about the impact of developing the 
road network on the town’s character, local natural capital, heritage features and wildlife 
habitats. 



 
•Mention emphasis on protecting green spaces in town and enhancing biodiversity on these 
(particularly River Avon corridor) 
 
•Would benefit from including a community infrastructure priority (in line with the CTC 
Neighbourhood Plan Vision) 
 
•Would benefit from including sustainability priority i.e. carbon neutral development, 
sustainable building construction, sites for renewable energy 
 
CP3. Do you agree these sites are the most appropriate upon which to build? If not, why 
not? 
 
The proposals to develop large suburbs to the east (Site 1) and south (Site 2) would have a 
severe adverse impact on the town and cause unacceptable damage to the local 
environment through the destruction of high-quality farmland and wildlife habitat in the 
Avon and Marden Valley. The site selection criteria used in the Sustainability Appraisal is 
completely biased. It lumps together environment, landscape and climate into a single 
criteria and then discounts against speculative economic benefits, for which there is no 
evidence. A subjective methodology is also used to dismiss alternative options involving 
other sites, which would not require the costly and carbon intensive infrastructure of Sites 1 
and 2.No brownfield or town centre sites are included as alternative options, even though 
town centre redevelopment has great potential to improve and restore the town’s character 
and vibrancy. Sites 1 and 2 appear to have been selected purely for commercial reasons (i.e. 
Wiltshire Council owned land) and happen to coincide with the route of the proposed 
distributor road 
 
CP4. What are the most important aspects to consider if these sites are going to be built on? 
 
I consider the most important aspects to be: 
 
•ACCESS TO INFRASTRUCTURE Access to existing and new public transport (including bus 
route provision to the town centre and railway station), employment, community 
infrastructure, schools and surgeries is very important. The CTC Neighbourhood Plan Pre-
Vision Survey found that the second most important thing that the local community wanted 
to see in a ‘future Chippenham’ was the ‘expansion of leisure, sport and recreation 
facilities’. Electric vehicle charging infrastructure needs to provided (in line with the CTC 
Neighbourhood Plan policy). 
•LAND ALLOCATION FOR RENEWABLE ENERGY The CTC Neighbourhood Plan, together with 
the Centre for Sustainable Energy (CSE), carried out a community workshop in 2020 on 
Future Energy Needs. It found that Chippenham was poor in covering its carbon footprint, 
and even if renewable energy measures were implemented as per the community’s 
hypothetical energy plan it would only have provided 24% of Chippenham’s annual 
electricity demand and 7% of its annual heat demand. Suitably sized land within the 
development needs to be allocated for renewable energy that can generate electricity for 
the development to make it self-sufficient, and also generate it for the wider town.  
 



•GREEN BUFFER It is important that green buffers to the surrounding countryside are 
substantially planted with trees, in line with the CTC Neighbourhood Plan policy. I 
recommend that new development boundaries are final (i.e. not to be changed in the next 
review of the Local Plan). 
 
•GREEN CORRIDORS & LOCAL GREEN SPACES Impact on access, amenity and biodiversity of 
existing Green Corridors and Local Green Spaces are identified as important by the CTC 
Neighbourhood Plan, i.e. River Avon corridor, Wilts & Berks Canal, Chippenham-Calne cycle 
path. Existing green corridors which cross Pewsham Way need to be improved, both for 
human travel and wildlife. Existing green spaces and parks were the second most popular 
item that the local community liked about living in Chippenham, according to the results of 
the Neighbourhood Plan Pre-Vision Survey. 
 
•WALKING AND CYCLE PATHS It is important that new development ties into the existing 
footpath and cycle path network, the adjacent urban area, the countryside, and key nodes 
such as the town centre and railway station. Without modification, Pewsham Way, in its 
current form, would present a barrier to any development on Site 2 linking into the existing 
urban area e.g. Pewsham to the north. Such roads should be incorporated within the 
‘development sites’ to ensure that they are upgraded to provide for pedestrian and cycle 
friendly infrastructure and linkages (plus the incorporation of wildlife crossings across main 
roads where green corridors have been identified). With regard to Site 2 there would also 
need to be improved linkages to the south to Lacock. 
 
•LANDSCAPE & VISUAL IMPACT The landscape and visual impact of any development from 
the countryside, and surrounding villages such as Tytherton Lucas, Pewsham village & Derry 
Hill is important. The CTC Neighbourhood Plan seeks to avoid coalescence with 
neighbouring villages, and this was something that was highlighted as an issue in early 
discussions with neighbouring parishes, and repeated within the Pre-Vision Survey results. 
  
•CARBON NEUTRAL DEVELOPMENT & SUSTAINABLE BUILDING CONSTRUCTION All new 
development should be carbon neutral and be sustainably constructed 
 
•BIODIVERSITY NET GAIN All new development should demonstrate biodiversity net gain 
 
•DESIGN PRINCIPLES The CTC Neighbourhood Plan has worked up a Design Guide for new 
housing based on community consultation from three housing workshops held for the 
general public in 2020. Wiltshire Council’s design principles are not borne out of any 
community consultation and are detailed (rather than strategic) principles that are better 
suited to the CTC Neighbourhood Plan to incorporate. 
 
Key views between the town and countryside shown on Figure 8 of the Chippenham 
Landscape Setting Assessment Report for the Chippenham Site Allocations Plan DPD, and 
restated in the draft Neighbourhood Plan Design Guide, do not appear to be reflected in the 
concept plans. 
 
The CTC Neighbourhood Plan Design Guide includes a main park at the local centre. The 
concept plans do not align with this. This should be reflected as a design principle. 



Housing needs to be designed to provide high quality living conditions e.g. to National 
Technical Standards, bin storage, bike storage, balconies for apartments. 
New tree-lined main streets within the development must not act as a barrier to pedestrians 
or wildlife. 
A blanket density of 35dph would be quite dense and does not leave much scope for 
gardens for food or biodiversity. It would be better to ensure a mix of densities across the 
wider sites: with lower densities (15-25dph) with large plots/large houses at outer areas, 
and higher densities (40-60dph), including 3-4 storey apartment blocks, at local 
centres/road corridors. 
“All homes within 400m of a Local Equipped Area of Play (LEAP)”. Suggest deleting 
reference, as most LEAPs are poor, and the equipment is suitable either for very young 
children, or for older children, thereby making them unattractive for many families within 
the communities they are intended to provide for. The community would be willing to walk 
further to access fewer, but larger and more diverse, NEAPs or MUGAs. 
 
CP5. How can these concept plans be improved? I am  surprised at the level of detail shown 
on the concept plans/masterplans at this early stage in the process. This level of detail is not 
strategic, and the Local Plan should not be dealing with this. It should be left to the CTC 
Neighbourhood Plan (and adjoining neighbourhood plans where sites fall outside the CTC 
Parish) to deal with, since community input has shaped the CTC Design Guide, and the CTC 
Guide can then be translated into an appropriate masterplan. 
 
CP6. Do you agree with the range of uses proposed, what other uses should be considered? 
I broadly agree with the range of uses. The inclusion of renewable energy uses will be 
critical in achieving UK climate change targets. 
 
CP7. Do you agree with the location of the proposed uses? What should be located where -
and why? 
 
Please see my response to CP5 that I believe the CTC Neighbourhood Plan is best placed to 
masterplan sites within the CTC Parish, according to the CTC Design Guide principles and 
community input into this. I am concerned with the location of employment land and local 
centre on Site 1. This should be located further south at the heart of the site, rather than on 
its outskirts adjacent to the Chippenham-Calne cycle path. Located here, noise and lighting 
generated from these uses would have an adverse impact on the quality of the green 
corridor, identified by the CTC Neighbourhood Plan as important for amenity, tranquillity 
and biodiversity. A local employment-led development approach and supporting policies to 
reduce car dependency should dictate the location of employment land and prevent large 
scale commuting, whilst sustainable travel options within sites would reduce the need to 
use cars for local journeys. Green space along the development site boundaries should not 
be left as farmland and there should be substantial tree belts planted to offset carbon, 
increase biodiversity, prevent future urban sprawl, and screen views of new development 
from the countryside. 
CP8. Do you agree with the location and amount of employment provided on Sites 1 and 2? 
 
I have concerns that simply allocating employment land does not guarantee employers will 
locate there or necessarily attract the skilled employment opportunities to allow people to 



live near where they work. The CTC Neighbourhood Plan Pre-Vision Survey found that the 
third most important thing that the local community wanted to see in a ‘future 
Chippenham’ was that the town was ‘attractive to business and employment’.8ha of 
employment land does not appear sufficient to support the new ‘sustainable communities’ 
being proposed, when compared to the 26.5ha of employment land required under the 
current Core Strategy and where fewer houses were being proposed. Employment sites 
should be required to accommodate a range of unit sizes/types, including incubator units. 
Evidence collected from the Neighbourhood Plan is that existing employment land in 
Chippenham at Bumpers Farm Industrial Estate, Methuen Park and Parsonage Way does not 
have additional space or capacity for incubator units, despite there being demand for 
smaller units of less than 5000 sq. ft. in the local area. Future allocated employment land is 
either not being built out, or if it is being built out is being developed for large 
distribution/warehouse units, which are less beneficial for the local economy and job 
market.A key requirement is that employment land be located where it can be easily 
accessed by sustainable transport. Please refer to answer to CP7 regarding the location of 
employment on Site 1. 
 
CP9. Do you agree with the proposed locations for self build and custom build housing? 
Would you prefer alternative locations?  
 
No comments to make. 
 
CP10. Do you agree with the proposed sites for renewable energy? Is there a particular type 
of renewable energy that should be provided? 
 
I agree that there should be sites proposed for renewable energy and the CTC 
Neighbourhood Plan is exploring this. However, renewable energy sites identified on the 
concept plans would need to be larger than shown to actually make a difference/be viable. 
Solar energy and wind energy (away from any residential areas) were found tobe the local 
community’s preferred type of renewable energy on new sites at the Neighbourhood Plan’s 
Future Energy Needs community workshop.  
 
CP11. Site 1 –Do you agree with the proposal for some housing to be located north of the 
North Rivers cyclepath? 
 
I do not agree with built up areas (either north or south) being located adjacent to the cycle 
path, which has been identified by the CTC Neighbourhood Plan as a green corridor. Located 
here, noise and lighting would have an adverse impact on the quality of the green corridor 
in terms of amenity, tranquillity and biodiversity. Housing located north of the cycle path 
would be contrary to policies in Bremhill’s Neighbourhood Plan. 
 
CP12. Site 1 –Are there any uses that would be most suitable for Hardens Farmand New 
Leazes Farm? 
 
Agriculture/food production. 
 



CP13. Is there anything we have missed that needs to be considered in planning for 
Chippenham? 
 
I recommend that the table beginning on Page 20 is split into “strategic” and “local”. All the 
local needs can then be moved into the CTC Neighbourhood Plan. There would then be two 
complementary tables to each be delivered in the right document. Under the ‘Employment’ 
section of the table the view of Wiltshire Council that Chippenham is attractive for 
employment appears somewhat optimistic, given the town’s allocated employment sites 
are/have not been built out/attractive to the market. 
 
Yours sincerely  
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Front cover image: View from Bencroft Hill towards the East of Chippenham 

 

‘CAUSE’ is the Campaign Against Urban Sprawl to the East (of Chippenham). 

CAUSE has wide support, including from residents of Chippenham and Bremhill Parish. Our 

online petition has over 5,000 signatures.  

The contact for this paper is info@causewiltshire.com 

 

 

View from Bencroft Hill towards the proposed development (artist’s impression) 
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1. Executive Summary 

This Section to be included in the Further Comments section of the Chippenham Principal 

Settlement consultation response form 

 

1.1 Chippenham Site 1 Should not be a Selected Site for Development 

Why? – Simply there would be huge environmental and Climate Change impacts from Wiltshire 

Council selecting Site 1, including 

destruction of two river valleys, 

hundreds of acres of productive 

farmland and destroying natural 

capital causing an ecological 

catastrophe. The Local Plan is 

written with the stench of 

predetermination of site selection 

to support the Council’s HIF bid for 

a £75m road. In the document 

following we show how Site 

selection, place shaping priorities 

and the Sustainability Appraisal all 

lead to the conclusion that Site 1 is 

not suitable for development. 

1.2 The Consultation is Confusing, Complex and leads to a Huge Democratic Deficit 

There are nearly 100 documents for the public to read, questions are scattered amongst documents 

without any clear guidance to where they are. Response forms in Word are limited by text box sizes. 

Online the inability to save partially completed responses. Documents are misleading and many 

contradict each other. The whole consultation (while understanding the issues caused by Covid) can 

only really be completed by someone with access to internet and good computer skills. Documents 

are not available at Council offices for non-internet users to read. Most seriously, two consultations 

on linked subjects are running at the same time, causing confusion with the public on even which 

consultation they are responding on. There is a demonstrable absence of democracy and inclusivity 

in the consultation process. 

1.3 Housing Targets in Wiltshire are too high 

The housing targets to 2036 for Wiltshire are too high.  They are based on 2014 housing projections, 

when the national population was growing much faster than currently.  In addition, Wiltshire Council 

have, for their own reasons, increased the housing target by nearly 5,000, apparently to promote 

Socially distanced protest at Black Bridge - 200 attendees 
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growth of local jobs. But the reality is that 64% of workers who live in Chippenham don’t work here, 

so the balance should be redressed by recruiting more local residents for the growth in local jobs, 

and not by building ever more houses for out-commuters.  

1.4 Housing Targets in Chippenham are too high 

From the Wiltshire housing target, far too many houses have been allocated to Chippenham. The 

numbers are double previous targets and way above what has been outlined by the Neighbourhood 

Plan.  The previous Chippenham Site Allocations Plan (CSAP) to 2026 identified sites at Rawlings 

Green and to the South West of Chippenham for 2,050 houses.  Building work has not started on any 

of these, so to start allocating more land for development is premature. Growth at Chippenham is 

constrained by the particularly beautiful and biodiverse countryside around the Avon and Marden 

river valleys, which is highly valued by the residents of Chippenham and the surrounding villages. 

The proposal to build a £75m distributor road to the South and East of Chippenham with 7,500 

houses (5,100 by 2036) and associated commercial land is equivalent to adding a town the size of 

Calne. Two new suburbs are proposed which will turn Chippenham into a mini-Swindon. An 

additional 15,000 cars will increase traffic very significantly on Chippenham’s road network.   

1.5 The Plan Takes Little Account of the Climate Emergency in Wiltshire 

Wiltshire Council’s current Local Plan proposals would substantially increase the county’s 

carbon/greenhouse gas emissions and lock in emissions for years to come. 

Wiltshire Council proposes a Place Shaping Priority for Chippenham that assists site selection to be 

ready access to the River Avon. Therefore, sites along the river are favoured even though there are 

huge impacts on climate and the environment. Flood risk is increased on land not suitable for SUDS. 

Wiltshire Council needs to: 

• develop a genuinely sustainable spatial strategy that is not dependent on commuting; 

• reduce housing numbers to allow for more organic growth that will not cause the substantial 

harm associated with the current proposed strategy; 

• take an employment led approach; 

• measure the carbon emissions associated with its spatial strategy options and prioritise 

minimising current and future emissions; 

• develop a framework for aligning the Local Plan with the Government’s and Wiltshire’s 

carbon reduction targets; 

• place proper value on natural capital and account for it in the Plan; 

• develop and implement net zero carbon development policies and low carbon, sustainable 

construction policies; 

• develop and implement supportive renewable energy development policies; 

• develop and implement supportive EV infrastructure policies; 

• develop and implement supportive integrated pubic transport and active/battery assisted 

travel infrastructure development policies. 
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Nearly 1,500 acres of farmland will be destroyed. The carbon footprint of destroying prime 

countryside to create this massive development has not been calculated, but will be huge, and 

completely at odds with the aim of becoming carbon neutral by 2030.    

1.6 The Plan is Premature and Yesterday’s Thinking with the Consequences of a post Covid 

Economy 

As a result of the Covid pandemic, our priorities have changed in ways we could not have imagined a 

year ago.  Population growth has stalled. Road traffic in Chippenham has reduced as we have 

switched to Working from Home.  We have become even more appreciative of our countryside as 

we have exercised locally on foot and bicycle. And as a nation we aim to grow back “greener” by 

reducing our carbon footprint.  Importantly Brexit has led to a greater focus on utilising our 

productive farm land, buying local and reducing food miles. Wiltshire Council must reflect on these 

changes before destroying the countryside for all the future generations who choose to live in and 

around Chippenham.   

1.7 There are Brownfield and Town Centre Opportunities not Evaluated 

Focus should be placed on the regeneration of the Chippenham town centre and location of many 

new homes on brownfield sites. The Town Centre could well provide housing opportunities as 

shopping patterns may irreversibly change to online and cashless shopping. This needs to be 

reviewed and a strategy built before development sites are chosen. 

1.8 The Distributor Road Has Been Rejected by All Local Councils 

Wiltshire Council have used a grant of £75m from Homes England to propose a distributor road to 

enclose huge development areas. The public were not consulted. The general public, from our 

research, is confused. Some think it is a bypass, some think the road can be built with no housing. 

Chippenham Town Council, Calne Town Council and Bremhill Parish Council have all passed 

resolutions opposing any distributor road at all. 

1.9 The Sustainability Appraisal is Fatally Flawed  

It is scandalous that this almost incomprehensible mass/mess of Sustainability Appraisal information 

is thrown at the public in such an indigestible form. Development strategies are postulated with 

small gobbets of text about huge development areas with no back up evidence. Sites are selected 

with no real rationale on how assessment outcomes were reached. And perhaps least surprisingly, 

those areas that support the building of the distributor road under the HIF Bid somehow come out 

“best” on Sustainability, glossing over environmental destruction while trumpeting unproven 

economic benefits. 

1.10 There is a plan to extend building to up to 18,550 homes past the plan period 

The housing capacity in the sites is up to 18,550 homes and the Council state in paragraph 31 of 

Planning for Chippenham document "The size of these areas is likely to see construction continuing 
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beyond the end of the plan period (2036). This scale of proposals allows us to set in place a new 

long-term boundary to the town. It also provides long term certainty to infrastructure providers and 

other service providers." 

1.11 Employment is Hardly mentioned 

The previous mantra of “employment led development” has been brushed aside by Wiltshire Council 

who are now proposing large 

suburbs with no employment 

plan. Employment land is also 

proposed well away from the 

A350 corridor, unattractive for 

employers and adding to the 

carbon footprint. This plan 

reinforces at least 65% of the 

Chippenham workforce out 

commuting, mainly by car, 

adding to local road 

congestion. 

1.12 Existing Residents Are Ignored 

Existing residents are hardly mentioned at all within the plan. All the economic benefits and new 

infrastructure talked about in new housing areas, not existing ones. Local people are stakeholders in 

the Town’s future and this plan ignores that localism. 

These plans destroy the environment for the residents of Pewsham, London Road and Monkton 

Park, becoming inner urban wards within new suburbs. Residents in Stanley move from being a 

hamlet in open countryside to being sliced through with a distributor road. This means no access to 

countryside, loss of natural capital and possible future decline and deprivation of their 

neighbourhoods. There is coalescence with surrounding villages such as Langley Burrell and 

Tytherton Lucas, destroying their place in the environment. 

Chippenham Town Council have rejected the Local Plan. Residents through their councillors in 

neighbouring Bremhill Parish and Calne Town have also opposed this plan in its entirety. No 

residents have been asked what they want their town to look like in the future. CAUSE has organised 

a petition to enable resident’s voices to be heard with nearly 5,500 signatures opposed to this 

building and a distributor road. 

1.13 There is a More Positive Vision for Wiltshire and Chippenham 

We suggest a vision for the County farms engaging with the local community and increasing the 

sustainability of the local environment. We also suggest the Marden Valley is protected and 

enhanced, retaining the existing varied green means of accessing Chippenham and Calne. We 

Marden Vale ridge at New Leaze Farm. River Marden to left, North 
Rivers Cycle Route to right. Derry Hill in background 
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believe that Wiltshire Council can work with rural communities to build better infrastructure and 

services in rural centres alongside small scale development to build a sense of place in villages. We 

also believe an appropriate level of housing can be delivered in Chippenham utilising town centre 

regeneration and brownfield development.  

We must protect and cherish the natural capital of our open countryside in Wiltshire. 

 

 

 

Cycle track near R Avon towards New Leaze farm  
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2. Comments on the Emerging Spatial Strategy 

WITH A PARTICULAR FOCUS ON CHIPPENHAM 

This section to be included as the response to the Emerging Spatial Strategy  

consultation response form 

 

This section provides comments on the following supporting documents: 

 
The Emerging Spatial Strategy report 

Swindon BC and Wiltshire Council Local Housing Needs Assessment 2019 

Formulating Alternative Development Strategies - Chippenham HMA 

 

  

1. The minimum number of homes required for Wiltshire using the Government’s “standard 

method” gives a baseline rate of 1,497 households/year or 29,940 over the period to 2036.  

This approach is flawed because: 

 

a) The “standard method” uses household projections based on 2014 and published by 

ONS in 2016 which is for 210,000 houses/year.  A subsequent projection based on 2016 

and published in 2018 gave a much lower figure and, as a consequence, MHCLG1 stated 

that 2014 projections should continue to be used as the basis for calculating housing 

requirements. However, household projections based on 2018 are now available from 

ONS and are very similar to the 2016 projections, at 160,000 houses/year, thus 

discrediting the use of 2014 as the baseline.  If either the 2016 or 2018 projection were 

used this would result in a 24% lower baseline housing target of 22,750 households to 

2036. WC should push back on the MHCLG requirement to base the “standard method” 

on outdated projections. 

 

b)  Furthermore, the UK population has recently stopped growing – the birth rate has 

declined and the impact of Brexit and Covid has reduced immigration. We have seen 

other countries, such as Japan and Spain, where the population has declined, which has 

led to an increasing amount of empty housing with no one to fill it.  Whilst it is difficult 

to project forward from the current uncertainties for population growth in the UK, we 

should resist committing to the certainty of the destruction caused by concreting over 

swathes of countryside to build housing, which might not be needed in the future.  

Given the current uncertainty, we recommend a more cautious approach to increasing 

 
 

1 MHCLG = Ministry of Housing, Communities & Local Government 
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the housing need figures at this juncture. This would avoid the risk of committing now 

to the irreversible destruction of more of our beautiful Wiltshire countryside than may 

ultimately be necessary. 

 

2. The Government’s “standard method” requires an adjustment to the baseline figure to take 

account of affordability.  The theory is that if an area has insufficient houses then they will 

be priced at a premium relative to average earnings called the “workplace affordability 

factor”. For Wiltshire this has been calculated to be 9.82 and results in a 36% uplift on the 

basic housing needs figure of 29,940, increasing it to 40,840.  But this concept is flawed since 

Wiltshire has a significant population who work for organisations outside of the county, by 

some combination of working from home and/or out-commuting, but they choose to live in 

the rural county of Wiltshire.  Many of these out workers enjoy significantly higher earnings 

than the average for Wiltshire, and it is this group who will continue to put pressure on 

house prices. As the housing supply is increased even more outworkers will be attracted to 

move away from cities to live in Wiltshire.  Chippenham, which is conveniently situated for 

commuting by being near both the railway station and M4, will become a commuter town. 

WC should challenge MHCLG as to whether the affordability uplift in their “standard 

method” is correct, as it will result in building ever more houses for people who do not 

work for Wiltshire businesses. 

 

3. At their sole discretion, WC have increased the housing target of 40,840, derived using the 

Government’s “standard method”, by 4,790, to 45,630. This higher figure is based on using 

economic trends for Wiltshire to 2016, to forecast jobs growth for the 20-year period to 

2036. This was carried out by Hardisty Jones Associates.  For example, after allowing for 

inward commuting, the Chippenham Housing Market Area (HMA)2 is forecast to need an 

extra 6,503 resident workers.  The Local Housing Needs Assessment allocated 17,411 houses 

out of the 40,840 to the Chippenham HMA but estimates a further 2,979 houses are needed 

to align to the forecast growth in jobs.  

 

It seems odd that an additional 20,390 houses are needed in the Chippenham HMA to 

support an additional 6,503 resident workers, although this is partly explained by the 

demographics of out- commuters, an aging population and trend to smaller households. 

Given that a significant part of the population works for non-Chippenham HMA (or more 

widely, non-Wiltshire) based organisations, surely some of the increased economic activity 

and need for more resident workers (local jobs for local people) could be satisfied by 

recruiting from the residents already living but not working in the Chippenham HMA (or 

Wiltshire)?  In which case this adjustment to the housing needs figure, increasing it from 

40,840 to 45,630 across Wiltshire, is not required and should be removed.  Furthermore, 

we have set out in the first points above that the population is not increasing, and 

therefore that the national housing targets are too high. And since this additional figure of 

 
 

2 The Chippenham HMA includes Chippenham, Devizes, Melksham, Corsham, Calne and Malmesbury 
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4,790 homes was only added at the discretion of WC, this is another reason why it should 

be removed from the Wiltshire housing targets.  

 

4. There is a growing awareness of climate change and the need to reach zero carbon 

emissions by 2030.  This is a bold target, which has been endorsed by Wiltshire Council.  It is 

difficult to see how this target can be reconciled with the carbon released by concreting over 

large swathes of countryside and the consequent increased carbon emissions from new 

roads and developments. 

 

It is not just the residents of Wiltshire, who have already been most vocal on the Public 

Consultation Zoom calls, but there is a growing national awareness that we all need to 

think twice, before committing to largescale developments which will impact our ability as 

a nation to reach the net zero carbon emissions target by 2030. 

 

In conclusion, the Wiltshire County housing target should be a maximum of 40,840, and 

WC should push back on MHCLG to get this target further reduced for the reasons set out 

above. 

5. The allocation of housing to Chippenham HMA should be scaled back.  

Even if just the discretionary increase added by WC were removed, this would 

proportionately reduce the housing allocation for the Chippenham HMA from 20,400 to 

17,410.   

 

6. The Emerging Spatial Strategy report considers alternative strategies for allocating housing 

and employment land within the Chippenham HMA. It concludes that Chippenham, as the 

main settlement, should take a higher allocation of growth than in previous Local Plans. This 

alternative development strategy is referred to as the “Chippenham Expanded Community” 

(CH-B).  Some of the rationale is incorrect: 

 

a) Chippenham does not have the capacity to take an increased allocation of housing 

because it does not already have the existing road infrastructure. The £75m HIF grant is 

a red herring as the infrastructure for the road and 2 river bridges still needs to be built 

and the funding needs to be recovered from developers. 

 

b) The argument for focussing housing growth on the main settlements to enable increased 

local employment is simplistic. Chippenham already has a disproportionately high 

percentage of residents, 64%, who live in Chippenham but work elsewhere. And for the 

newer housing estates e.g., Pewsham and Cepen Park, this proportion is even higher.  

What Chippenham needs to boost local employment is not more houses, which will 

simply result in more out-commuters, but a strategy to encourage those who already 

live in Chippenham to take up local jobs. And reducing the current level of out-

commuting will reduce carbon emissions and assist in the Council’s target of reaching 
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zero carbon by 2030 

 

c) Delivering affordable housing is supposed to be a key outcome sought by the Local Plan.  

The Council’s housing register suggests a significant need at Devizes and to a lesser 

extent at Calne but no significant need at Chippenham and the other settlements within 

the Chippenham HMA. Sine housing growth is needed to deliver a proportion of 

affordable housing, this analysis indicates that more growth is needed at Devizes and 

less at Chippenham. 

 

d) Expansion at Chippenham is constrained by the River Avon, being surrounded on the 

South and East by beautiful and biodiverse countryside and by the impact on outlying 

rural settlements, many of which are in conservation areas.  

 

The Chippenham share should be no more than the previous Local Plan (This alternative 

development strategy is referred to as “Roll Forward” or CH-A). Even based on the higher 

Chippenham HMA allocation of 20,400 this would result in 6,440 houses for Chippenham 

instead of 9,225. And based on our proposed allocation of 18,741 houses to the 

Chippenham HMA this would result in 5,495 houses which seems a more logical 

progression since the last Chippenham Local Plan figure was 4,510. This would leave a 

residual number of houses to be built of just 1,370 which could more easily be 

accommodated on a combination of Brownfield sites and other smaller sites, without 

needing to build to the South and East of Chippenham. 

No mention is made of the £75m HIF grant to build a distributor road to the South and East 

of Chippenham with a commitment to build not just an additional 5,100 houses by 2036 but 

a total of 7,500 house by 2041.  It appears that this grant has predetermined the 

disproportionately large allocation of the housing target to Chippenham.  It would be 

prudent to wait for the outcome of the Local Plan Review before progressing with the HIF 

project to build a new distributor road at Chippenham. The Emerging Spatial Strategy 

suggests that it is more sustainable to focus growth on the Principal Settlements.  The 

resulting residual housing needs allocated to the Principal Settlements are 940 to Salisbury, 

1,805 to Trowbridge and 5,100 to Chippenham.  The residual housing target allocated to 

Chippenham seems disproportionately high. We have suggested above, that a figure of 

1,370 would be more appropriate. 

 

7. There are still at least 2,050 houses that were approved in the 2016 Chippenham Site 

Allocations Plan to 2026 that have not progressed to full planning application nor been built.  

This indicates that the developers are banking these strategic sites until the market is ready, 

and it is unlikely that they can now all be built within the 2026 plan period.  Since delivery of 

that smaller number of houses approved in 2017 hasn’t progressed, it is unreasonable to 

expect a massive step-change in housing targets could be deliverable in this next plan 

period.  MHC&LG suggest that a cap should be placed on housing numbers, to ensure they 

are deliverable. WC should not be considering allocating more houses to Chippenham until 

the current strategic sites are progressed further.  The only certainty in committing to 
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more houses now is the destruction of the Wiltshire countryside and increasing carbon 

emissions. 

 

8. Currently most people in Wiltshire live in rural settlements or small towns.  This new policy 

of focussing development on large towns seems flawed, particularly in the post-COVID 

world, where around 30% more people are expected to work from home. Rural communities 

would benefit from more affordable housing, primary schools, surgeries, local shops and 

pubs. All of these would reduce private car journeys from rural communities and allow 

people to work and live in their local area.  The Local Plan should consider allocating more 

houses to rural settlements and less to the main settlements and towns. 

 

9. Vastly more effort should be made to make use of Brownfield sites within Chippenham, 

before destroying open countryside on the outskirts of Chippenham. In the 2016 

Chippenham Site Allocations Plan allowance was made for just 240 houses on Brownfield 

sites and yet there have been recent developments at Middlefield, the Causeway garage, the 

former police station and former law courts. It feels as though almost as many houses have 

recently been built on Brownfield sites as on the new edge of town sites.  More housing sites 

will come forward during the plan period including potentially Langley Park, the Bridge 

centre, the former Wiltshire college, the site which had been earmarked for a new Good 

Energy building by the new multistorey car park, the temporary car park on Cocklebury Road 

and St Nicholas school on the Malmesbury Road.  And no doubt further sites can be 

identified during the plan period. Such Brownfield sites meet all the sustainability criteria 

without destroying the countryside and should be the first choice for future development. 

The Council should redirect its resources from the “Future Chippenham” project which will 

destroy our countryside and river valleys and instead come up with a strategy and 

investment to encourage development of Brownfield sites.  With the right kind of 

development, this strategy would also enable the much-needed rejuvenation of the centre 

of Chippenham. The Local Plan should set a target of at least 500 more houses on 

Brownfield sites in Chippenham by 2036.  

 

10. The Chippenham Neighbourhood Plan has already concluded that the level of housing 

needed should be no more than to accommodate 250 to 300 people per annum, based on 

ONS forecasts.  At an average occupation of 2.4 people/house, this would equate to no more 

than 2,000 houses over the remainder of the plan period to 2036. This is fewer than the 

houses already approved and not yet being built including 650 at Rawlings Green and 1,400 

to the South West of Chippenham which were approved in the 2017 Chippenham Site 

Allocations Plan.  The Neighbourhood Plan work on housing needs indicates that no further 

houses need be planned for at Chippenham up to 2036 and that the focus should be on 

developing the sites that have already been approved. 

 

In conclusion, we have demonstrated that the proposed residual housing number allocated to 
Chippenham is far too high. At most the figure should be reduced to 1,370 based using the 
government target and rolling forward the distribution across the Chippenham HMA, as used 
in the last Local Plan. Maximum use should be made of Brownfield sites. 
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3. Comments on Addressing Climate Change and 

Biodiversity Net Gain  
 

The Local Plan documents point out that “in February 2019 Wiltshire Council acknowledged a 

climate emergency and agreed to seek to make the county of Wiltshire carbon neutral by 2030” and 

that “mitigation is related to dramatically reducing the amount of carbon released in Wiltshire,” 

which is “largely related to emissions from cars and the energy used to heat and power homes and 

businesses.” It is also acknowledged that there is a need to “shape places to help secure radical cuts 

in greenhouse gas emissions, for example through efficient building design and changes to the way 

we travel,” and “actively support and help to drive the delivery of renewable and low-carbon energy 

generation and grid infrastructure.”  

There are however two key issues with Wiltshire Council’s approach, namely: 

• It fails to properly consider climate change and biodiversity in relation housing numbers and 

potential locations; and  

• It fails to propose a strategy and policies that would deliver what it acknowledges is needed (as 

cited above). 

Firstly, the numbers of houses and their locations will determine more than anything, whether or 

not the Plan is sustainable and able to deliver the dramatic reductions in carbon emission that are 

needed. Adding 5,000 more houses to an inflated housing target based on an out of date (2014) 

multiplier, acknowledged to be an over-estimate of population growth, is particularly detrimental for 

a rural county like Wiltshire, where employment opportunities are limited and employment growth 

constrained, and the vast proportion of migrants into the county will need to commute long 

distances. The excessive numbers are unnecessary and unsupported by evidence, as well as flying in 

the face of the evidence showing a sharp decline in population growth and the need for prioritising 

climate and biodiversity protection. They put even greater pressure on Wiltshire Council to find yet 

more and larger greenfield sites, removing carbon sinks, requiring additional carbon intensive 

infrastructure and locking in more transport emissions for years to come.  

The inflated housing figures also make it harder for Wiltshire Council to meet its 5-year housing land 

supply (which it is already failing to meet under the current Plan), further undermining 

Neighbourhood Plans and allowing speculative planning applications to be granted permission, 

risking adding further emissions through uncontrolled development. They also undermine existing 

Neighbourhood Plans (e.g., the Bremhill Neighbourhood Plan) and the work local communities have 

done to protect natural capital and allocate housing away from environmentally valuable areas such 

as the Avon and Marden valley. 

Simply cutting back on the excessive and ultimately, undeliverable target would immediately result 

in a reduction in emissions and a greater proportion of development on brownfield sites and those 

close to existing infrastructure, closer to existing centres of population. But a much greater 

reduction in the housing target would be needed to make the Plan sustainable and compliant with 

the stated aim of “dramatically reducing the amount of carbon released in Wiltshire.”  Housing 

numbers need to be reduced to a point that allows many more people to live near their place of 
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employment, make fewer journeys by car and preserves existing natural capital and carbon sinks. 

The net result would be fewer roads, fewer bridges and floodplain fly-overs, fewer drainage schemes 

and flood alleviation measures, shorter grid connections, fewer carbon emissions. More green fields 

would be left intact for carbon capture, food production and biodiversity habitats, and there would 

be substantially less transport emissions, currently the biggest source of greenhouse gas emissions 

in the county.  

After reducing the housing targets and locating development more sustainably so as to reduce the 

need for carbon intensive infrastructure and car dependency, the way to “shape places to help 

secure radical cuts in greenhouse gas emissions” through “efficient building design and changes to 

the way we travel” and “actively support and help to drive the delivery of renewable and low-carbon 

energy generation and grid infrastructure” should be through net zero carbon development policies 

and policies that promote investment in renewable energy generation. Net zero development entails 

high energy efficiency standards, with on-building/on-site renewable energy generation to cover 

operational energy consumption during the lifetime of the development, any remaining carbon 

emissions being offset through a renewable energy generation offset scheme (reference the 

Wiltshire Council Climate Emergency Task Group Report (Part 2) on planning).   

Adopted plans such as the London Plan already have such policies in place and many local planning 

authorities (LPAs) are including them in their emerging Local Plans, in anticipation of the inevitable 

changes to the planning system to bring it in line with the Climate Change Act and national carbon 

reduction targets (net zero by 2050 and a 68% reduction on a 1990 baseline by 2030). Planning 

legislation already allows for such policies and the Government has reiterated that the soon to be 

introduced Future Homes standard on energy efficient buildings will be a floor not a ceiling as far as 

Council’s ambitions to achieve net zero development are concerned. In other words, nothing is 

preventing LPAs from setting net zero development policies. The excuse that viability wouldn’t allow 

this carries little weight, given that viability needs to be assessed at the site allocation stage and 

developers will be clear about the costs of developing particular sites at a sufficiently early stage. 

Given that such policies will eventually be the norm across all LPAs, costs will in any case rapidly 

reduce as carbon neutral development becomes the norm, as it will have to be.  

In order to further reduce emissions and environmental damage, a sustainable construction policy 

should also be introduced to ensure embedded emissions, and those resulting from transport and 

operations during construction are minimised, and high sustainability standards achieved. Both net 

zero development and sustainable construction policies are already being included in some 

emerging Neighbourhood Plans, including Chippenham’s, which seem to be further advanced than 

Wiltshire Council’s Local Plan in this respect.  

The papers also acknowledges that the Local Plan should “actively support and help to drive the 

delivery of renewable and low-carbon energy generation” yet in the Spatial Strategy proposes to lay 

concrete and tarmac over Wiltshire Council’s (i.e., publicly owned) farms and County farms, wasting 

a prime opportunity to contribute towards this stated objective. Not only would renewable energy 

generation actually help the Council and Wiltshire’s residents, cut carbon (as oppose to increasing 

emissions as currently proposed) but, being a temporary land use, it would preserve valuable carbon 

sinks, natural capital and high-quality agricultural land, which this Plan has designated for 

destruction.  For example, studies have already been submitted and presented to the Climate 

Emergency Task Group that demonstrate the viability of ground mounted solar energy generation 
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(solar farms) on the Wiltshire Council farms to the East and South of Chippenham (destined to be 

sold to developers under the current version of the proposed Plan). 

Finally, the approach to biodiversity is based on a fundamental misunderstanding that natural 

habitat destruction can be compensated by marginal improvements to nature elsewhere.  The 

question misses the point completely in that successfully enhancing natural capital requires it isn’t 

destroyed in the first place. Hence the need to avoid building on valuable habitats and carbon sinks, 

such as the land to the East of Chippenham. High quality pasture land and river valleys are finite and 

irreplaceable, and need to be protected and enhanced in their current state.  

In describing biodiversity offsetting and net gain as “licence to trash nature,” environmental charity 

Friends of the Earth point out that nature is declining in the UK, natural ecosystems are under stress 

and many parts of the UK are becoming biodiversity deserts. Their view is that biodiversity net gain 

should be a last resort, used only when every avenue to avoid environmental harm has been 

exhausted. Their view is supported by a 2014 Australian Senate enquiry into offsetting in which it 

was reported that after a decade of offsetting there was no evidence that it has worked in practice 

and there were studies actually showed the opposite. In 2017 a review of 10 years of offsetting in 

New South Wales found that it would take over 140 years for the promised net gain in nature to be 

provided. 

As Friends of the Earth point out, there is no substitute for proper nature conservation, which is 

proven to work and to be good value for money. Scientific evidence demonstrates that it is not 

feasible in most circumstances to destroy biodiversity in one area and reinstate in another.  Whilst 

there is an urgent need is to improve protection of nature and biodiversity in the planning system, 

we cannot expect market-based offsetting and biodiversity net gain to achieve it.  

In terms of habitat destruction and biodiversity loss, no material consideration seems to have been 

given to the natural capital/biodiversity impacts of developing sites 1 and 2, and there is only one 

questions that refers to this in the Climate Change and Biodiversity Net Gain section. Questions asked 

of Wiltshire Council officers in the 

consultation webinars and at the 

Chippenham Area Board indicate 

that these impacts have not been 

considered in any depth and that this 

would be done at a later stage (by 

which time is will be harder to take 

account of what’s discovered, 

properly consider alternatives and 

progress the kind of radically 

different Plan that is needed).  Given 

the unique nature of the Avon and 

Maren valley and the loss of valuable habitats and biodiversity that would occur if these proposals 

were to go ahead, we have added our comments on habitat destruction and biodiversity loss under 

question B2. 

Woodland east of Chippenham 

https://friendsoftheearth.uk/nature/biodiversity-offsetting-and-net-gain-licence-trash-nature
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A1: Land-use policies need to be evidence based, realistic, viable and achievable. Is it 

reasonable to assume that the Local Plan can deliver outcomes that significantly reverse 

existing carbon emission trends before 2030?  

Yes, it is reasonable to expect the Local Plan to deliver carbon reduction outcomes in line with the 

national net zero target, with sustainable housing numbers in the right locations, backed up by 

polices that require net zero carbon development and sustainable construction and promote 

investment in renewable energy generation. In fact, it is a requirement of planning legislation and 

the NPPF that local plans are aligned with the Climate Change Act and the Government’s net zero 

carbon by 2050, and 68% reduction (on a 1990 emissions baseline) by 2030, national target. This is a 

clear legal duty under Section 19 of the 2004 Planning and Compulsory Purchase Act, as amended by 

the 2008 Planning Act, requiring that, taken as whole, Local Plan policy contributes to the mitigation 

of, and adaptation to, climate change. In other words, Wiltshire’s Local Plan not only has to “deliver 

outcomes that significantly reverse existing carbon emission trends before 2030” but needs to (as a 

minimum) align (and demonstrate this alignment) with these national targets.  

In doing so, it will need to plan for genuinely sustainable development that is located so as to 

preserve carbon sinks, avoid climate damaging infrastructure and remove, rather than increase, 

reliance on commuting and private car dependency. It will also need to introduce net zero carbon 

development policies, to ensure there are no emissions and potentially negative emissions, 

associated with all new spatial development, which will have the added benefit of removing the 

need for costly retrofit in years to come. Wiltshire Council would do well to be guided by the letter it 

received from Client Earth in 2019 and the Climate Emergency Task Group’s recommendations 

endorsed by Wiltshire Council’s Environmental Select Committee In January 2021. 

There is plenty of evidence for the viability of Local Plan net zero carbon or ‘carbon neutral’ 

development polices in other Local Authority plans that have adopted or are in the final stages of 

adopting such policies, including in reports such as The Cost of Carbon reduction in New Buildings 

(CSE, 2018). Moreover, determining the viability of Local Plan policies on strategic sites at an early 

stage (as set out in the 2018 revisions to the NPPF) will ensure any cost implications are 

incorporated into early land purchase decisions. Planning Practice Guidance sets out useful sources 

of evidence such as national data on local greenhouse gas emissions and provides sources of 

evidence of how future patterns of spatial development can be designed to maximise carbon 

reduction potential by, for example, reducing the need to travel. 

The requirement to deliver genuinely sustainable development through Local Plans will ramp up 

significantly in coming years and there is already evidence of the need for major infrastructure 

planning decisions to take account of the UK’s legally binding obligations in relation to proposed 

expansion of airports (Heathrow and Bristol) and more recently England’s road network, which has 

been called into question following the revelation of documents showing the transport 

secretary, Grant Shapps, overrode official advice to review Government policy on environmental 

grounds. The signs are that the Government is beginning to prepare to put its policy and public 

https://www.gov.uk/government/news/uk-becomes-first-major-economy-to-pass-net-zero-emissions-law
https://www.gov.uk/government/news/uk-becomes-first-major-economy-to-pass-net-zero-emissions-law
https://www.theccc.org.uk/publication/sixth-carbon-budget/
https://www.legislation.gov.uk/ukpga/2008/29/section/182
https://2912b012-09d1-4857-9589-b6408ce7e8c6.filesusr.com/ugd/7bda60_9d6e814288bb4f1a8b7d671e412b6421.pdf
https://2912b012-09d1-4857-9589-b6408ce7e8c6.filesusr.com/ugd/7bda60_9d6e814288bb4f1a8b7d671e412b6421.pdf
https://facebook.us4.list-manage.com/track/click?u=c8584d0144b13778a4daf8eee&id=495d05d2a2&e=a356786927
https://www.cse.org.uk/downloads/file/cost-of-carbon-reduction-in-new-buildings.pdf
https://www.theguardian.com/politics/grant-shapps
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spending proposals through a net zero filter, which is exactly what Wiltshire Council needs to do in 

relation to the Local Plan.  

With regards, urban regeneration and the development of brownfield sites; the NPPF states that 

“planning policies and decisions should promote an effective use of land in meeting the need for 

homes and other uses,” and that “strategic policies should set out a clear strategy for 

accommodating objectively assessed needs, in a way that makes as much use as possible of 

previously-developed or ‘brownfield’ land.” Also that strategic policies should “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,” and “promote and support the development of under-utilised land 

and buildings, especially if this would help to meet identified needs for housing where land supply is 

constrained and available sites could be used more effectively (for example converting space above 

shops...)”  

This aspect of the NPPF and the contribution that brownfield land could make to housing numbers 

seems to have been completely overlooked in these proposals, being regarded as low priority and 

“windfall”.  The fact is that significant numbers of dwellings are possible within existing parts of 

Chippenham, which could reduce the need for damaging greenfield development and would deliver 

affordable apartments, without damaging the environment, without the need for cars, and with the 

added bonus of helping keep the town centre alive.   

With regards other aspects of land use; no attempt seems to have been made to assess the value of 

existing farms, their contributions to public benefit or their future potential in the Plan period. This 

serious shortcoming is embedded in the construction and application of the site selection criteria.  

For the ‘preferred sites’ for Chippenham, for example, the Interim Sustainability Appraisal (Section 

5.2.5) simply comments that “given the significant size of this site, there will be a significant loss of 

greenfield, agricultural land of medium quality,” ignoring the fact that there is a significant amount 

of Grade 2 and 3A (the Best and Most Versatile) land. Similarly, there is no consideration of farmland 

(or its use for local food production, tree planting or renewable energy generation) as an alternative 

or any value placed on the loss of such. Neither is its value considered in terms minimising 

vulnerability to surface water flooding or locally valued landscapes, or in relation to the landscape 

aim to “conserve and enhance the character and quality of rural and urban landscapes, maintaining 

and strengthening local distinctiveness and sense of place” and “minimise the impact on locally 

valued landscapes”.  

Well managed farmland with community connections also has the capacity to contribute positively 

to achieving carbon reduction targets as well as “healthy and inclusive communities,” but this seems 

to be neither recognised nor evaluated. The lack of attention to the current and future benefits of 

farming and the costs of its loss is further exemplified in the Empowering Rural Communities 

document, in which the words “farm” and “farming” are completely absent. This lack of attention to 

the value and negative impact of potential farmland loss is a serious weakness in the land use 

policies which underpin the site selection process and conclusions. Moreover, this is contrary to the 
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expectations of para 170 of the NPPF which states that “Planning policies and decisions should 

contribute to and enhance the natural and local environment by…(b) recognising the intrinsic 

character and beauty of the countryside and the wider benefits from natural capital and ecosystem 

services including the economic and other benefits of the best and most versatile agricultural land, 

and of trees and woodland.” 

All of the above underlines the unspecified (and hence unaccountable) balance of qualitative 

judgements and evidence contained within the Interim Sustainability Appraisal, which is seriously 

deficient, yet used to as a justification of the site selections put forward in the Spatial Strategy. 

A2: What practical and achievable steps should the Local Plan take to significantly reduce 

carbon emissions by 2030?  

Despite warm words in its climate change paper, and its Climate Emergency declaration in which the 

Council commits to seek to decarbonise the county, Wiltshire Council’s current Local Plan proposals 

would substantially increase the county’s carbon emissions and lock in emissions for years to come 

(i.e. precisely the opposite).  To deliver outcomes that significantly reverse existing carbon emission 

trends, the planners need to radically change their approach to reduce car dependency and ensure 

future development does not increase, and ultimately reduces, carbon emissions (e.g., through 

renewable energy generation and carbon sequestration).  

For Chippenham, this would mean a local employment led plan that radically reduces the need for 

additional commuting. It would mean abandoning a strategy for unsustainable growth that simply 

attracts relocation from along the M4 corridor, with its associated dependency on commuting. It 

would mean housing numbers that genuinely meet local needs, and not exceeding Chippenham’s 

current growth (based on in-migration) of 250-300 people per annum (as measured by the ONS), 

which equates to 2,500 houses (at most) for the Plan period.  And it would mean maximising 

regeneration and brownfield development (and including this in the housing numbers).   

A plan with these lower housing numbers and brownfield development focus, would not require an 

extensive distributer road with extended river crossings (up to 0.5km long each) across a flood plain, 

and bridges over the Wilts-Berks canal, all of which would have a massive associated carbon 

footprint. Neither would there be the need for extensive destruction of land that acts as a carbon 

sink, which would release huge quantities of carbon and remove the potential to capture carbon in 

future. Nor would the Plan embed vast quantities of emissions for years to come as a result of the 

commuting that will inevitably result, as has happened with previous urban expansion of the town, 

causing the current level of congestion and tailpipe emissions.  

Appropriate and sustainable housing numbers supported by investment in attracting suitable 

employers, bringing skilled jobs into the area, would go a long way towards reducing commuting and 

private car dependency. More innovative approaches to public transport, including rail (e.g., new 

stations at Devizes, Corsham and potentially Hullavington) could help reduce the need for remaining 

necessary longer journeys by road. Genuinely sustainable transport policies, promoting investment 

in active travel and electric vehicle charging infrastructure, would help reduce emissions from 

https://cms.wiltshire.gov.uk/documents/g11678/Public%20minutes%20Tuesday%2026-Feb-2019%2010.30%20Council.pdf?T=11
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shorter journeys in and around the local area.  Net zero carbon development policies, and related 

policies to promote local renewable energy generation, of the type being put forward by the 

Chippenham Neighbourhood Pan, would mean no additional emissions for the development itself.  

The Local Plan should also seek to maximise the value of existing farmland in terms of carbon 

capture, particularly its own farms where it has direct influence over the land and the way in which it 

is managed.  It should plan for a future which encourages progressive agroecological and 

regenerative methods that promote carbon sequestration and storage 

https://www.agricology.co.uk/farming-themes/agroecological-approaches/biodynamic-farming and 

learn from the example of leading agro-ecological farms such as the one in nearby Yatesbury, only 

12 miles from Chippenham https://yatesbury.webs.com/ .  

A3: How should these actions be delivered and measured?  

They should be delivered through local employment-led development and net zero carbon 

development/sustainable construction/renewable energy promotion/sustainable transport policies 

such as the ones highlighted above and recommended by the Climate Emergency Task Group. These 

should be measured in terms of their net carbon emissions over time and adjusted accordingly in 

line with Government’s and Wiltshire Council’s carbon reduction targets.  

The Local Plan itself should establish its carbon reduction potential and targets for net zero carbon 

development (as recommended by Client Earth), including preventing emissions being generated as 

a result of: 

• destruction of natural capital and removal of carbon sinks; 

• construction of carbon intensive infrastructure (including embedded emissions in materials 

such as concrete and asphalt); 

• additional transport mileage as a result of car dependency and commuting; 

• operational emissions resulting from new housing and business/industrial premises; 

and avoiding emissions as a result of: 

• local employment led development; 

• highest possible standards of building insulation (for domestic and commercial); 

• integrated and stand-alone renewable energy generation;  

• innovative and progressive farming methods; 

• investment in infrastructure to support active travel (for short journeys) and public 

transport; 

• investment in infrastructure to support the transition to ultra-low emission vehicles.  

The carbon emissions associated with proposed housing numbers in proposed locations should be 

calculated up front so as to properly inform the Plan and allow for the proper comparison of 

potential sites at the outset. No sites should be designated as ‘preferred’ until such time as the 

climate change implications (including estimated net carbon emissions) have been calculated.  

https://www.agricology.co.uk/farming-themes/agroecological-approaches/biodynamic-farming
https://yatesbury.webs.com/
https://facebook.us4.list-manage.com/track/click?u=c8584d0144b13778a4daf8eee&id=495d05d2a2&e=a356786927
https://2912b012-09d1-4857-9589-b6408ce7e8c6.filesusr.com/ugd/7bda60_9d6e814288bb4f1a8b7d671e412b6421.pdf
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The farms in Site 1 (and elsewhere) should be retained and measured in terms of their net carbon 

emissions over time and policies adjusted accordingly in line with national and Wiltshire carbon 

reduction targets.  

A means of monitoring the implementation of the Plan policies that drive the carbon reduction 

should be established alongside the Plan.  

B1: If we are to successfully tackle flood risk and promote sustainable water management, 

would the measures set out above go far enough?  

The measures do not go far enough. As stated in the LPR Interim Sustainability Appraisal report, 

flood risk will be exacerbated by climate change and whilst flood risk may be mitigatable for some 

sites, building on these sites can increase the risk elsewhere. It is therefore better to avoid building 

on low-lying land adjacent to existing flood plains (e.g., to the East of Chippenham) in order to 

reduce the risk of future downstream flooding (e.g., of Chippenham and other communities such as 

Melksham, Bradford-on-Avon and Bath).  

In addition, the UK Climate Impact Projections have revealed that climate change impacts are 

manifesting more rapidly than anticipated, and areas adjacent to current undevelopable flood zones, 

could well become part of those zones in future. It would be unwise to rely on expensive Sustainable 

Urban Drainage scheme (SUDS) solutions to mitigate flood risk that is avoidable in the first place.  In 

addition to the substantial cost and space requirement, claims that all new development would 

include SUDS to achieve a ‘greenfield runoff rate plus 20%’ seem unrealistically optimistic, and lack 

evidence. 20% may also turn out to be an insufficient margin to compensate for future climate 

change scenarios and the likely more intensive rainfall events that are the cause of rapid river level 

rises and associated downstream flooding. 

From a sustainable water management perspective, Site 1 is in a Groundwater Source Protection 

Zone (i.e., a zone in which there is a risk of water source contamination), which brings into question 

the wisdom of have extensive housing development, employment sites and road in terms of 

polluting groundwater used for potable water supply. 

Sustainability Appraisal Appendix 2 criteria 3 
This site is entirely covered by Source Protection Zone 2c, which is an extension to the Outer 

Protection Zone. Therefore, it does not require an assessment as to whether it poses an 

unacceptable risk to the source of supply. Some zones are extended because activities below the 

surface, such as deep drilling, could create pathways for pollutants to enter the groundwater. Zone 2 

is defined by the 400-day travel time from pollutant to source. The 400-day travel time is based 

loosely on consideration of the minimum time required to provide delay, dilution and attenuation of 

slowly degrading pollutants. The site is not covered by Drinking Water Protected Areas or Drinking 

Water Safeguard Zones. In line with the provisions of local planning policy and the Water Framework 

Directive, the development of this site will need to make suitable provision to protect and, where 

appropriate, improve local surface, ground and potable drinking water quality – this includes 
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ensuring that enough buffer zones are located adjacent to watercourses and ensuring that runoff 

does not enter these watercourses. 

Consideration should be given to the inclusion of Sustainable Drainage Systems to control the risk of 

surface water flooding from impermeable surfaces. As this site covers a Source Protection Zone, the 

extent to which Sustainable Drainage systems can be used, may be affected. 

B2: If we are to successfully enhance our natural capital through place shaping and 

nature-based solutions, would the measures set out above go far enough?  

The question is based on a false premise, since natural capital would not be enhanced by any of the 

proposed development, and would be spectacularly damaged by siting development to the East of 

Chippenham in the Avon and Marden valley. Any measures to incorporate ‘nature’ within the 

proposed urban conurbations would be tokenistic relative to the loss of natural capital caused. 

It is also far from clear what Wiltshire Council’s Blue and Green Infrastructure Strategy is, or the 

nature-based solutions mentioned under Policy Theme 2 would actually comprise of, apart from 

statements about benefiting carbon sequestration, air quality improvements, passive cooling, health 

and wellbeing and biodiversity enhancement, which are precisely what the proposed development 

would destroy.  

The question misses the point completely in that successfully enhancing natural capital requires it 

isn’t destroyed in the first place. Hence the need to avoid building on valuable habitats and carbon 

sinks, such as the land to the East of Chippenham. High quality pasture land and river valleys are 

finite and irreplaceable, and need to be protected and enhanced in their current state.  

In terms of how to limit the destruction of natural capital that the spatial strategy would destroy; a 

starting point would be to estimate the value of natural capital that would be lost on the proposed 

sites so as to be transparent about the damage to the climate and environment that would result if 

the current Plan proposals were implemented.  This would support the case for lower numbers of 

houses, less infrastructure intensive development and selection of sites on which the destruction 

can be limited.  

Since there are no questions about biodiversity impacts, comments have been added at the end of 

this section on the impacts on wildlife habitats and protected species that would occur if sites 1 and 

2 were to be developed. 

B3: If we are to successfully plan for a net zero carbon future through sustainable design 

and construction, would the measures set out above go far enough?  

The measures set out do not go far enough. The adoption of policies that require net zero carbon 
development in line with the UKGBC approach, and the promotion of renewable energy generation 

are important and necessary. However, they are necessary but not sufficient and their benefits 

would be wiped out completely by an unsustainable spatial strategy that substantially increased 

emissions by:  
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• release of huge quantities of carbon through the excavation of rich organic soils; 

• removal of existing and future carbon sinks; 

• construction of carbon intensive infrastructure (included embedded emissions in materials 
such as concrete and asphalt); 

• additional transport mileage as a result of new commuter extensions. 

In other words, planning for net zero requires both sustainable housing numbers, a sustainable 
spatial strategy and sustainable (net zero development and renewable energy generation) policies, 
to have any chance of meeting the Government and Wiltshire’s net zero targets. 

B4: Is the move to a position where all new development is rated as zero carbon 

achievable from the date the Local Plan is adopted (i.e., from 2023)? How might this be 

achievable and if not, why not?  

It is possible to have a net zero carbon development policy that would ensure net zero operational 

emissions for all the allocated sites in the Local Plan, as is already the case for some adopted Local 

Plans and other LPAs are doing in their emerging plans. This should be backed up by strong 

sustainable (low carbon) construction and renewable energy generation policies.  These policies will 

not, however, prevent the destruction of carbon sinks or require the lost sequestration is 

compensated. Neither will they prevent the transport emissions that results from poor spatial 

planning and place shaping, the negative effects of which could wipe out the positive effects of such 

policies. 

With regards achieving net zero carbon new development; by undertaking viability assessments on 

strategic sites as part of the revised Plan, as is now required, the viability of proposed development 

will be clear from the outset and developers will price any additional costs into their land purchase. 

Once a clear policy has been set, the additional costs of carbon neutral development will fall rapidly, 

as this becomes the standard method of building and developing sites. Government net zero carbon 

targets require this to happen as soon as possible, given that Core Policy 41 has been abandoned 

and the badly insulted houses being given permission at present will all need to be retrofitted in 

future. 

However, as stated above, a net zero carbon development policy is necessary but not sufficient to 

achieve a carbon neutral or carbon negative Local Plan. Such a Plan also requires that development 

is only allowed in locations that do not significantly undermine the Government’s (and Wiltshire 

Council’s) carbon reduction (net zero) targets. Hence, the spatial strategy itself needs to be net 

carbon neutral, focused on providing housing where there is employment (to be ‘employment led’), 

avoiding the destruction of natural capital and carbon sinks, avoiding climate damaging 

infrastructure (and locations that require this) and removing rather than increasing dependency on 

private cars to get around.   

The current proposals would unnecessarily destroy natural capital/carbon sinks and increase 

transport emissions through commuting, whilst bearing no relation to local employment or local 
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housing need, which would be better achieved through urban regeneration/brownfield sites. The 

latter would provide affordable housing (e.g., apartments), reduce the need for cars and help 

rejuvenate the town centres of principle settlements and large market towns that are in danger of 

being doughnutted (i.e., having suburbs supported by in-migration and out-commuting, that are 

disconnected from town centres, with separate shops and services, leading to further deterioration 

of town centres, vacant shops, and unused town centre facilities).  

B5: Would a move to support the delivery of zero carbon new development materially 

affect scheme viability?  

Determining the viability of Local Plan policies on strategic sites at an early stage (as set out in the 

2018 revisions to the NPPF) will ensure any cost implications are incorporated into early land 

purchase decisions. There is considerable evidence for the viability net zero carbon development 

polices in Local Plans (please refer to the Centre for Sustainable Energy for examples and 

background papers). The need for net zero carbon development is set to increase in future, as the 

Government requires planning decisions to prioritise climate change considerations. Viability will 

become a secondary issue as policy and legislative requirements ramp up. Once net zero carbon 

development policies become more mainstream, additional cost will no longer be material.  

Wiltshire Council needs to worry less about viability, accept the inevitable changes that are coming 

and focus on: 

• developing a carbon neutral spatial strategy; 

• putting a robust net zero carbon development policy in place; 

• actively promoting renewable energy development, including on its own farms (and using 

these for food production/tree planting and renewable energy generation rather than selling 

for short term financial gain); 
• putting policies in place to promote the transition to ultra-low emission vehicles (waking up to 

the fact that electric vehicles as will be the norm by the end of the Plan period).  

B6: In terms of performance standards for new buildings, what method(s) should the 

Council aim to implement?  

The improvement in Part L of the Building Regulations being introduced as part of the Future Homes 

Standard is necessary but not sufficient in achieving net zero carbon development. The Government 

has indicated that it will not restrict local authorities from exceeding this standard, which several 

leading local authorities are already doing through their local plan policies.  

In addition to decarbonising its spatial strategy, the Council needs to put in place a policy that 

requires all development be net zero-carbon, in line with the UK Green Building Council’s Net Zero 

Carbon Buildings Framework Definition. This would require all development to achieve an annual 

operational net zero carbon emissions balance by: 

• prioritising energy efficiency through the building fabric; 

• reducing the remaining energy demand through on-site renewable energy and heat (e.g., 

rooftop solar PV and/or air or ground source heat pumps); and 

https://www.cse.org.uk/
https://www.ukgbc.org/ukgbc-work/net-zero-carbon-buildings-a-framework-definition/
https://www.ukgbc.org/ukgbc-work/net-zero-carbon-buildings-a-framework-definition/
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• compensating for the residual carbon emissions via a carbon offset fund, into which developers 

are required to pay a value agreed at the application stage, to deliver carbon savings which 

would not otherwise have been made (ensuring additionality). 

The Building Research Establishment’s  BREEAM offers a range of sustainability assessment methods 

and standards for master planning projects, infrastructure and buildings from new 

construction to in-use and refurbishment, which can be used in guidance to supplement an 

overarching net zero development policy in relation to individual (particularly commercial) buildings. 

B7: How should the Council support the retrofitting and modernisation of existing 

buildings to achieve higher performance and reduce carbon emissions?  

This could be done via a policy to support the retrofit of insulation (including double glazing) and 

renewable energy generation devices (e.g., solar panels and ground source heat pumps) in 

conservation areas and listed buildings, subject to other relevant local planning requirements, 

although this would make a small difference in terms of overall impact. It is unclear what the Local 

Plan could do, if anything, to promote the retrofit of existing buildings, which needs to be a priority 

for Wiltshire Council to address, and would make a substantial difference in terms of reducing 

carbon emissions. 

 B8: If we are to make headway in terms of decarbonising energy production, consumption 

and emissions, would the measures outlined above go far enough? If not, what are we 

missing and how would additional measures be delivered?  

The key element that is missing (in so far as it isn’t even raised or has any questions on) is the 

overarching proposed housing numbers and spatial strategy. Other Local Plan policies could be 

regarded as sticking plasters for a strategy that imposes an out-dated model of in-migration, car 

dependency and the destruction of natural capital, carbon sinks and productive farm land, all of 

which are critical to reaching net zero and preventing devastating climate change. It has already 

been established that the proposed excessive housing numbers bear no relation to local housing 

need or can be supported by local employment, which would allow people to not to have to 

commute. In other words, the entire Plan is based on an unsustainable approach that sets itself up 

to fail in terms of carbon reduction and the Government’s and Wiltshire’s net zero targets.  

The question that needs to be asked of Wiltshire Council (rather than Wiltshire Council asking of its 

residents) is “How will this proposed Plan cut carbon emissions in line with the national targets, as it 

is required to do under planning legislation that refers to LPAs obligations under the Climate Change 

Act?” (i.e., at least 68% reduction on a 1990 baseline by 2030). This does not seem to even feature in 

the preparation of this Plan yet is the fundamental question it should be addressing. The 

consultation documents have not even produced any estimate of the carbon implications of the 

Plan, let alone calculated how the housing numbers proposed and spatial strategy being promoted 

would contribute to reducing overall emissions.  

https://www.cse.org.uk/downloads/reports-and-publications/policy/planning/west-of-england-carbon-reduction-requirement-study-carbon-offsetting-april-2019.pdf
https://www.breeam.com/
https://breeam.com/discover/technical-standards/communities/
https://breeam.com/discover/technical-standards/infrastructure/
https://www.breeam.com/discover/technical-standards/
https://breeam.com/discover/technical-standards/newconstruction/
https://breeam.com/discover/technical-standards/newconstruction/
https://breeam.com/discover/technical-standards/breeam-in-use/
https://breeam.com/discover/technical-standards/refurbishment-and-fit-out/
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Once the Plan has begun to address the fundamental issues above, it almost goes without saying 

that its Local Plan policies need to ensure emissions from any development that takes place are 

neutral or negative. 

Planning policies should require that: 

• All development (housing and commercial) is obliged to meet net zero carbon standards in 

line with the UKGBC approach (i.e., energy efficiency, on-site renewable energy and heat 

generation and carbon offset through off-site renewable energy generation for any 

remaining operational emissions) as soon as possible;  

• Promote renewable energy generation, such as solar and wind on suitable sites, identifying 

Wiltshire Council land (including sites within farms/County Farms) to contribute (e.g., 

through Local Plan Development Orders) and working closely with Neighbourhood Plans in 

identifying other locally preferred, suitable sites;  

• Sustainable (low carbon) construction, including embedded carbon in materials such as 

concrete, aggregates, plasterboard and tarmac, procurement of products and services 

involved in construction and the transport and on-site activities associated with the 

construction itself; 

• Planning policies should stop any further installation of natural gas for heating and cooking 

ahead of it being completely phased out in new homes from 2025 and support the transition 

to renewable heat such as air and ground source heat pumps; 

• require the installation of EV charging infrastructure in anticipation of the cessation of petrol 

and diesel vehicle sales from 2032 and the transition to EVs over the course of the Plan 

period; 

• set water efficiency standards to help reduce emissions from energy used in pumping. 

The carbon emissions associated with the emerging Spatial Strategy should be calculated in advance, 

including the emissions associated with different site options, to enable a transparent planning 

process and informed decisions to be made about housing numbers and potential development site 

locations.  

B9: Should the Council set out policies that favour particular technologies, or should it 

encourage all technologies to provide green energy in Wiltshire?  

It should allow for all technologies but take account of their effectiveness, efficiency and any 

potential environmental and social impacts. This would allow for future innovation and adaptable 

approaches, which could help a faster transition to net zero. Working with communities, including 

for example community energy organisations, will be an important aspect, helping to ensure 

renewable energy generation is suitably located and recycling benefits directly back into the local 

economy/community. 

B10: Should the Local Plan set targets for the production and use of renewable energy? If 

so, what might they be and how would they be measured?  

https://www.theguardian.com/environment/2020/jul/22/ban-new-gas-boilers-uk-net-zero-target-cbi-climate-goals-heating
https://www.theguardian.com/environment/2020/feb/12/uk-ban-sale-petrol-diesel-cars-shapps-transport
https://www.theguardian.com/environment/2020/feb/12/uk-ban-sale-petrol-diesel-cars-shapps-transport
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Yes. Local Authorities have a key role in ensuring the UK meets its climate change targets.  Section 

18(1A) of the updated NPPF requires the planning system supports the transition to a low carbon 

economy and in particular “should help shape places that contribute to radical reductions in 

greenhouse gas emissions” and that “Plans should take a proactive approach to mitigating and 

adapting to Climate Change… in line with the objectives of the Climate Change Act.”   

The Local Plan should therefore set a net zero target based on an assessment of its carbon reduction 

potential and develop policies consistent with this target. The generation of renewable energy will 

be critical in achieving this target, alongside a genuinely sustainable Spatial Strategy and carbon 

neutral development policies. Separate interim targets could be set for the generation of renewable 

energy during the Plan period, consistent with the overall net zero target.  

These would need to be ambitious and regularly reviewed, since early investment/front end loading 

will be critical given the amount of time it takes to develop proposals and the planning application 

process. In other words, the net zero target will be much more achievable if emissions reductions 

begin early and the large-scale investments needed are delivered in the early part of the Plan period. 

Measuring progress will also be important and will require a baseline and means of updating. This 

should be relatively easy in relation to any significant ‘ground mounted’ renewable energy 

generation sites. Whilst more challenging to keep track of domestic and commercial renewable 

energy and heat generation, there are an increasing number of more sophisticated tools that can be 

used, such as the community-scale carbon footprint tool developed by the Centre for Sustainable 

Energy and Exeter University. 

B11: What steps should be taken to retrofit existing buildings with ultralow or zero carbon 

forms of energy production? In particular, how could such technology be incorporated into 

buildings within sensitive locations such as Conservation Areas and/or Listed Buildings?  

Existing policy already allows for retrofitting and adapting existing buildings to accommodate ultra-

low carbon or zero carbon forms of energy generation. This includes in conservation areas and listed 

buildings, providing they are sympathetic to their setting and significance but enhancements could 

be made to the latter. The main imperative for Wiltshire Council is to promote retrofit of existing 

buildings throughout the county, which is beyond the scope of the Local Plan to influence as far as 

we are aware. The Local Plan priority should be on sustainable housing numbers in sustainable 

locations that don’t destroy carbon sinks and promote commuting, backed up with net zero carbon 

development, sustainable construction and renewable energy policies, including LDOs for suitable 

Wiltshire Council farms, such as the ones in Chippenham. 

B12: If we are to tackle issues associated with air quality would the measures set out 

above go far enough and be effective in improving air quality in Wiltshire? If not, what 

measures are we missing and how should they be framed in land-use planning policy?  

https://www.cse.org.uk/news/view/2583
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The paper states that “the Council considers that increasing the level of self-containment within 

Wiltshire’s settlements offers the best solution for tackling unsustainable, carbon-based travel 

patterns.” It further states that “to achieve this goal, the Local Plan will likely need to set out policies 

for reducing travel and the use of private carbon fuelled vehicles.”  Despite this, its spatial strategy 

promotes large urban commuter extensions, requiring climate damaging infrastructure and locking 

in tailpipe emissions and pollution, as a result of increased commuting and localised travel for many 

years to come.  

A more organic growth/local employment-led development approach, with supporting policies, 

would prevent large scale commuting and associated air pollution. Sustainable (active and battery 

enhanced) travel options within sites would reduce the need to use cars for local journeys. 

Employment development should promote high skilled jobs in order to minimise out-commuting and 

allow people to live near their place of work, thus reducing air pollution associated with a daily 

commute. This is particularly acute in towns like Chippenham and Melksham where thousands if 

vehicles drive through all parts of the town to the A350 and up to the M4 and onwards to their 

places of employment, contributing substantially to air pollution at peak periods, which also coincide 

with children walking to school and breathing in the NOx gases and particulates.  

The currently proposed excessive housing numbers and spatial strategy would simply add to this air 

pollution and damage to young people’s health, as well as creating even more air pollution in town 

centres, as a result of all the additional vehicles associated with the urban extensions. Taking 

Chippenham as an example, the 7,500+ houses and associated suburbs to be built in open 

countryside, resulting from the HIF funded road bid dictating the spatial strategy, would generate 

potentially 15,000 more cars and vans, the vast majority of which would drive into Chippenham or 

Calne to access shops and services, creating even more air pollution and the need for Air Quality 

Management Areas (AQMAs) in both settlements. We already see this pattern in the most recently 

built estates at Cepen Park North and Cepen Park South, with no reliable regular bus services to offer 

any alternative, and few people cycling into town. The air pollution caused would run counter to 

Wiltshire Council’s own Air Quality Strategy and hugely undermine all the efforts taken to improve 

air quality thus far.    

Policies to control the use of wood burning stoves/heating in densely built-up areas are needed 

reduce non-vehicular air pollution, which seems to be a growing problem in residential areas in 

Wiltshire, affecting young people’s heath and future disease (asthma, lung and heart related) 

exacerbation in particular. This sort of air pollution would be made worse by the proposed 

development on sites 1 and 2. 

If Wiltshire Council is serious about addressing air quality, it needs to completely reassess its 

approach to housing expansion and come up with a Plan that reduces tailpipe emissions (and tyre 

and brake pad pollution) not increases them. The Council also needs to include a comprehensive 

strategy for cycling, walking and public transport to mitigate existing air quality issues and mitigate 

remaining additional air pollution that would result. 
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B13: What practical policy steps should the Local Plan take to significantly increase modal 

shift to public and active transport, and speed up the transition to greener fuelled 

vehicles?  

An employment led spatial strategy would significantly reduce the amount of commuting and 

dependency on private cars. Policies that promote (preferably ultra-low carbon) public transport and 

active/battery enhanced active travel will then reduce the need for local car travel/dependency. This 

will require policies that create dedicated, fast and safe cycle routes of the type common in other 

European counties, and a few parts of the UK. Policies should also promote integrated public 

transport that improves reliability and increases usage, and further reduces car dependency.  

Policies also need to promote the installation of on-street EV charging infrastructure to enable 

people who don’t have off street parking to charge their EVs.  

B14: The electricity grid system may not be able to cope with a rapid take-up of electric 

vehicles and the charging infrastructure needed to power them? What measures should 

the Council explore with Distribution Network Operators/Distribution Service Operators to 

resolve this?  

More local renewable energy generation and policies which support this will help overcome this 

challenge. Wiltshire should be more proactive in terms of working out how the distributor grid 

should work effectively. Distribution Network Operators (currently transitioning to being Distribution 

System Operators, with wider responsibilities for the distributed grid) are keen to work with Local 

Authorities in developing their local networks to meet a net zero carbon future. Government money 

is available for investing in this grid infrastructure and Wiltshire Council needs to work with the 

DNOs/DSOs to ensure Wiltshire gets the grid investment needed to achieve net zero for our county. 

The main focus should be on upgrading grid capacity and infrastructure in the right places to enable 

renewable energy generation, EV charging and any other investments needed to help deliver net 

zero via the electricity distribution network.   

B15: If all new development is to be future proof and promote zero carbon living in energy 

production and consumption terms, what impact would this have on the design and 

viability of schemes?  

Much of this has already been covered (e.g., see comments on viability above). Wiltshire Council 

needs to a develop a Plan for the 21st Century and stop resisting taking the necessary measures. The 

way forward is to: 

At a strategic spatial planning level: 

• Reduce housing numbers to a sustainable level that will allow net zero emissions to be 

achieved; 

• Develop a genuinely sustainable spatial strategy that does not promote and is not 

dependent on commuting; 
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• Reduce housing numbers to allow for more organic growth that will not cause the 

substantial harm associated with the current proposed strategy; 

• Take an employment led approach (not a housing led one that works against achieving net 

zero targets); 

• Measure the carbon emissions associated with the proposed spatial strategy options and 

prioritise minimising current and future emissions; 

• Develop a framework for aligning the Local Plan with the Government’s and Wiltshire’s 

carbon reduction targets; 

• Place proper value on natural capital and account for it in the Plan; and  

At a policy development level: 

• Develop and implement net zero carbon development policies and low carbon, sustainable 

construction policies; 

• Develop and implement supportive renewable energy development policies, including 

policies that identify and enable renewable energy generation within council farms; 

• Develop and implement supportive EV infrastructure policies; 

• Work closely with the DNO/DSO in developing the necessary distributed grid to enable net 

zero to be reached as quickly as possible; 

• Develop and implement supportive integrated pubic transport and active/battery assisted 

travel infrastructure development policies to discourage car use for short journeys.  

The current proposals work in the opposite direction, particularly in terms the higher-level strategy, 

which seem to be driven by road building and a focus on commuter housing. With forward thinking 

policies of the type described above, design will take care of itself (the skills, knowledge and 

technology are already out there) and viability 

will quickly catch up. The key message is to be 

clear about the overarching objectives (net 

zero) and get the fundamentals right (i.e., do 

not plan for unnecessary, unsustainable and 

potentially undeliverable numbers of houses 

in order to create large commuter extensions 

that lock in transport emissions, destroy 

valuable farmland/wildlife habitats/carbon 

sinks, and take a lead from other LPAs on 

introducing net zero carbon development and 

effective renewable energy policies). The rest will follow. 

Ecological and biodiversity impacts 

i. Great Crested Newts 

Development of sites 1 and 2 would impact a population of great crested newts, the main areas of 

concern being: 

Bees are critical for pollination of food crops 
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Habitat Availability - a search of ordinance survey maps encompassing the widest proposed route 

through to the built environment of Chippenham was undertaken to take account of each of the 

proposed route and surrounding development. In this search area there are a total of 24 recorded 

ponds each of which have the potential to provide opportunities for breeding great crested newts. 

These ponds are largely clustered at the east of the search area where there are three confirmed 

records of great crested newts. The distribution of these ponds in addition to the confirmed 

populations in the immediate vicinity gives rise to the serious risk of directly harming newts and/or 

degrading their habitat quality in contravention of The Conservation of Habitats and Species 

(amended) (EU Exit) Regulations 2019. All three of the proposed routes are close enough to the 

identified ponds to have potential impacts on newts should they be present. Insufficient data exists 

to conclude no impacts in this respect. To the west of this search area, an EPS Licence for great 

crested newts has been granted, indicating that a further or continued extant metapopulation is 

present at the western extent of the proposed road, further highlighting the risk to this species. 

On top of the main search area an additional 2km in all directions was searched. This returned a 

further 76 ponds. The presence of these ponds and abundance of surrounding greenspace indicates 

wider suitability for this protected species in and around Chippenham. Confirmed records of great 

crested newts additionally exist to the south, south west and south east outside of the search area. 

In short, the proposed development and associated roads would cause direct habitat loss and 

habitat degradation for this species in the long term, with short term impacts including disturbance, 

injury and death during works in the construction phase. 

Habitat Connectivity and Quality - Great crested newts disperse over land to travel between 

breeding ponds of the wider metapopulation. This requires connected habitats to allow safe and 

successful dispersal. In its current state the search area and surrounding habitats are well connected 

via grasslands, hedgerows, and woodlands. This allows free movement of individuals between ponds 

in existing populations. 

By developing a significant road and housing development where newts are present, a new and 

potentially harmful barrier to dispersal is introduced into the environment. Mortality of amphibians 

associated with large infrastructure is widely documented, including fast- and slow-moving roads 

alike, such as those proposed around Chippenham. Records of great crested newts are present to 

both the north and south of each of the proposed road routes, therefore each route presents a 

significant barrier to dispersal between northern and southern sub-populations, essentially isolating 

the northern subpopulation of great crested newts by encircling them in a limited expanse of 

greenspace. This, in combination with the proposed increase in residential developments (direct 

habitat loss and short-term harm) will put substantial and significant strain on a protected species by 

limiting gene flow through the population, reducing breeding success and reducing quality of and 

availability of foraging and breeding habitats. 

In addition to the above the remaining ponds to the north of the road will likely be subjected to 

degradation in quality through polluted road and surface water run-off. An increase in nitrogen 

content would also be anticipated (i.e., reduction in water quality) due to increased human activity 
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in the area due to the increase in residential developments, and reduced availability of permeable 

ground. These factors combined have significant potential to alter the character of the ponds, 

including flora and fauna associated with them. This will reduce the potential value of the ponds by 

influencing the existing faunal and floral communities and subsequently reduces the breeding 

success of newts. This could ultimately result in the local extinction of great crested newts to the 

north of the proposed roads. 

Translocation – whilst a translocation of great crested newts is offered as an option to mitigate for 

the harm expected from one of the road routes (though in reality would be required regardless 

which route was adopted), it should be stressed that a translocation has the potential to spread 

diseases and pervasive plants associated with pond life e.g., chytridiomycosis, duck weed, Elodia sp. 

Etc. and should only be used as a last resort, even if practically possible in these circumstances. 

Significantly more information is required to assess the actual impact the development proposals 

would have on great crested newts. A population assessment should be undertaken to determine 

the anticipated impacts associated with all three routes. It is naïve and negligent to assume absence 

of newts in either case when there is significant potential for harm associated with these proposals. 

ii. Bats 

Of particular concern regarding these proposals is the potential they have to impact common and 

rare bat species, to which no consideration has been given. All species of bat are protected under 

The Conservation of Habitats and Species (amendment) (EU exit) Regulations 2019, which provides 

protected status to the bats themselves, their roosting sites and their foraging and commuting 

habitats.  

Foraging Habitat - the western extent of the proposed road sits between 4-5km to the east of Bath 

and Bradford upon Avon Special Area of Conservation (SAC) which has direct habitat connectivity to 

Chippenham via a network of hedgerows, woodlands and a vegetated railway line. This SAC is a 

statutory designated site identified as being of international importance for bats. It is known to 

support up to 15% of the UK population of greater horseshoe bats during the swarming and 

hibernation seasons, with other rare species recorded including Bechstein’s bats, lesser horseshoe 

bats and barbastelle. At least one maternity roost of greater horseshoe bat is known to be present 

withing the SAC with more likely to be present indicating of year-round use of the site. These roosts 

are of high conservation significance and are frequently recorded within the SAC and its surrounding 

environment. The NPPF indicates that applications should be refused where impacts are anticipated 

on SAC’s and their ecological receptors, which these proposals will likely do (Section 15 paragraphs 

175 and 176). 

Conservation of greater horseshoe bats is of particular concern with these proposals given their 90% 

decline in their native UK range over 100 years. Distance travelled from the roost is key in this case, 

with greater horseshoe bats known to travel 4-5km for foraging purposes.  Given this, and the 

proximity of Chippenham to this SAC, there is a very high chance that farmland around Chippenham 

will be of value to foraging greater horseshoe bats. Ideal foraging habitat is cited as being a mosaic 
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habitat of cattle grazed fields with pockets of woodland, which is typical of the wider Chippenham 

area and will be directly lost to the proposed roads and associated residential development. When 

considering the additional pressure of increasing volume of residential development in addition to 

the road itself and associated traffic on what is currently highly suitable foraging habitats there is 

likely to be a significant adverse impact on this species. Proposals for the various schemes indicate 

that up to 800 hectares of quality foraging habitat will be put at risk as a result, for which no 

mitigation has been proposed. This is in contravention of The Conservation of Habitats and Species 

(amendment) (EU Exit) Regulations 2019, which affords protected status to the bats themselves as 

well as their roosts and foraging and commuting habitats. 

It should also be noted that bats will be using the search area for foraging purposes from much 

nearer roosting sites. For example, immediately north of the search area at the southern extent of 

Chippenham a granted EPS licence for a works around a lesser horseshoe roost is known. Individuals 

and colonies of bats in these areas will rely heavily on the immediate surrounding countryside for 

sustenance and greater consideration must be given to this. 

Habitat Connectivity - the majority of summer roosts of greater horseshoe bats are located within 

20km of the winter hibernaculum therefore it is a fair assumption that commuting bats will be using 

the railway corridors, river and brook corridors, cycle path corridor, hedgerows, woodlands and tree 

lines to commute between the winter hibernacula and the summer roosts. Similarly, Bechstein’s 

bats have a catchment area of approximately 20-30km for their swarming sites indicating the 

potential importance of the commuting corridors on their breeding success. Disrupting these flight 

paths will be highly detrimental to the widespread success of these species over a far wider area 

than just Chippenham, with consequences likely to be felt over a much wider zone of influence. Such 

disruption comprises the direct impact of habitat removal and/or degradation due to pollution etc., 

but also the major potential impact of artificial lighting due to encroachment of development and 

roads further and further into the countryside (over habitats noted as particularly important for the 

conservation of greater horseshoe bats.  

All species of bat are nocturnal however greater and lesser horseshoe bats are noted as being 

particularly light averse, therefore increased artificial lighting anticipated as a consequence of the 

development proposals will reduce the value of their existing commuting corridors and foraging 

territories. Even low levels of lighting will deter these species, and strategic lighting strategies are 

not capable of fully mitigating for the increased lighting associated with the new residential areas 

and street lighting on the expected scale of these proposals (e.g., increasing sky-glow and 

conspicuous points of origin). This puts these light-averse species at a competitive disadvantage to 

more light-tolerant species in a region of the UK considered to be the stronghold for the remaining 

population of greater and lesser horseshoe bats.  

It should be stressed that the commuting and foraging habitats of these species are protected under 

the same legislation as the roosting sites and cannot be dismissed given the highly damaging 

consequences on rare species. The NPPF (Section 15 paragraph 180) indicates that developments 

should be suitable for their locations, specifying that light pollution for nature conservation must be 
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considered. In this case this policy is of particular importance given well documented detrimental 

impact of artificial lighting on these highly rare species near an SAC designated for these same 

species. 

The potential impacts outlined here detail the concerns relating specifically to greater horseshoe 

bats and Bechstein’s bats, however the same issues will be experienced by all species of bat known 

in the locality of which there are many – a data search with Swindon and Wiltshire Biological Record 

Centre will show more detailed information, including many uncommon and extremely rare species, 

which are known to be present in roosts of high conservation status. 

iii. Birds 

The impact of the proposed roads and associated development on birds must also be considered, 

with the loss of habitats expected to be detrimental to populations of resident and migratory species 

alike including IUCN red and amber listed species.  Agricultural land such as that anticipated to be 

cleared provides essential resources for winter visitors such as fieldfare and redwing, and summer 

migrants such as lapwing, which are all known to be present in the area. It can also form a foraging 

resource for raptors including barn owl, little owl, kestrel and buzzard as some examples. Riverine 

species will likewise be impacted, with little egret, kingfisher and grey herons known in the area. 

The detrimental impact of roads and traffic on birds is well documented, with many species sensitive 

to the disturbance associated with them often as a result of increased noise and vibrations. In many 

species this results in reduced foraging success, reduced nest success and reduced population 

density, with the impact felt more heavily by shy and less common species. Similarly, the installation 

of the aqueducts will require a significant quantity of work over a prolonged period at the bank of 

the river. Various water fowl will likely be affected by such works by deterring breeding attempts in 

the area and destruction of suitable foraging and nesting habitats.  

Mortality of birds on the road upon completion will also be expected. Young barn owls in particular 

are vulnerable to traffic as they migrate away from their nests, though all local species will be at 

increased risk. Protected species will be put under pressure as a consequence. 

Further information needs to be provided to determine the extent to which avian communities can 

be expected to be impacted by the road proposals given the diverse use of habitats employed by 

each species. Moreover, the cumulative impacts of the road and residential schemes that are 

proposed must be considered in tandem to fully account for the overall impacts that will be felt. 

Breeding bird surveys and winter bird surveys should be carried out, however to date no information 

has been provided. This should be carried out in sufficient time to inform site selection. 

iv. Hazel Dormice 

Hazel dormouse has potential to be disproportionately affected by these proposals. Records of hazel 

dormice in the area are slim, however a granted EPS licence from 2014 for hazel dormouse located 

to the south west of Chippenham demonstrates that they are in the area, therefore must be fully 

accounted for in any development proposals. Dormice are primarily an arboreal species which rely 



Chippenham Draft Local Plan: -  
Why proposals for development of the Avon and Marden Vale should be withdrawn 

 

Page 35 
 
 

heavily on having a continuous network of interconnected branches to survive and as such are 

typically found in hedgerows and well-connected mature woodlands with a diverse species 

composition to provide year-round opportunities and a well-structured understorey. Due to their 

arboreal nature their dispersal capability is heavily reliant upon the connectivity in their 

environment, particularly in large infrastructure projects where a large number of hedgerows and 

tree lines can be expected to be perforated.  

Much in the same way that great crested newts will be impacted, any hazel dormice on the 

Chippenham side of the proposed road will be isolated from the wider environment. This will limit 

gene flow through the population, reduce opportunities within the wider landscape and fragment 

habitats which are currently well interconnected.  Mitigation for this species is not straightforward 

and can be very costly due to the highly specific habitat requirements for supporting a population as 

outlined briefly above. Hazel dormice are protected under The Conservation of Habitats and Species 

(Amendment) (EU Exit) Regulations 2019, providing protected status to the dormice and their 

habitat, which must be protected in line with this legislation. 

The status of hazel dormouse should be properly established to accurately determine the impact this 

road could have on any local populations, particularly given their reliance on unbroken networks of 

woodland and hedgerows. 

Terrestrial Habitats - the implementation of a new road will invariably contribute to both air 

pollution and nitrogen deposition into the soil in areas currently free from such pressures, including 

Bencroft Hill Meadows SSSI, which is an unimproved neutral lowland meadow which supports highly 

sensitive botanical communities which are vulnerable to nitrogen deposition. Increased soil nitrogen 

puts these rare communities of plant at a competitive disadvantage compared with common ruderal 

species known to outcompete rarer plants under nitrogen rich conditions such as common nettle. 

Unimproved lowland meadows are a particularly rare habitat type in the UK given the extensive 

agricultural history of the country and are included as a Priority Habitat under the Natural 

Environment and Rural Communities Act (2006). Measures must be taken to ensure that valuable 

habitats such as this SSSI, but also vulnerable woodlands and watercourses are fully accounted for in 

this scheme. 

It should also be noted that sites like Bencroft Hill Meadows SSSI and other such local wildlife sites 

will be subject to a much greater visitor pressure as a result of a net gain in households in areas 

currently comprising greenfield land which could easily result in soil compaction and trampling, 

which many of the rarer species recorded in the area are unable to recover from. 

Losses in biodiversity will be incurred through direct habitat loss to facilitate any roads including 

significant grassland cover and hedgerow losses. Given the wide-reaching impact this will have, this 

scheme will not be capable of delivering no net losses in biodiversity without significant investment 

into improving surrounding habitats, which would be difficult to achieve with the added 

complication of residential suburbs being included.  Biodiversity net gain would be significantly more 

difficult to achieve as a result. The DEFRA Metric 2.0 should be used to measurably demonstrate the 

impact these proposals would have, and where net losses are predicted consent should not be given. 
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The fragmentation and loss of the habitats which will be anticipated to be cleared if the proposed 

schemes go ahead has the potential to be directly detrimental to numerous species and contravenes 

guidance set out in NPPF Section 15 Paragraphs 170, 171 and 175. 

v. Rivers and watercourses 

There is the potential that development proposals will impact upon the River Avon and smaller 

waterbodies in the area. Polluted runoff from the proposed road will be unavoidable, with fuel, oil 

and particulates at some stage making their way through to the watercourses through entering 

groundwater or via surface water runoff. This type of pollution is widely documented to have a 

damaging effect on water quality and subsequently the flora and fauna associated with the rivers.  

There will be an inevitable increase in total surface run off as a consequence of increased sealed 

surfaces associated with the road and residential developments. Whilst the road proposals indicate 

that clear span-type aqueducts will be used to avoid impacting the flood plain, no mention is made 

of how the increased runoff would affect the river character (i.e., increased water speed and/or 

levels, water acidity etc.), and how this might subsequently impact resident wildlife. For example, 

otters are known to use the Chippenham stretch of the River Avon and are protected under The 

Conservation of Habitats and Species (Amendment) (EU Exit) Regulations 2019. Further records exist 

in nearby areas including Corsham, and an otter roadkill was identified in Chippenham Town Centre, 

therefore their presence is widely documented in the area. The potential change of river character, 

disturbance from extensive and prolonged works and residents, in addition to an increased potential 

for fatalities on the roads over the long term will increase pressure on another protected species 

which has again been left unmentioned in the proposals. 

There have been several sittings of otters on 

the River Marden, e.g., the River Marden 

Ecological Appraisal commissioned by Bremhill 

parish council in Sept 2020 has in paragraph 

3.2.6 - Otter, water vole and widespread 

species of mammal Signs of otters were 

recorded in one location (see Target note 9. 

above), though it is considered likely that there 

is otter activity in other sections of the river due 

to the presence of large areas of suitable 

habitat. In particular, otters are highly likely to 

be present in the area near the confluence with the River Avon as the habitat is ideal for otters here.  

The river Marden is also likely to be impacted by the work proposals. Significant work has been put 

into restoring the river Marden for the benefit of biodiversity, including targeted methods for 

improving habitats for brown trout which are known to be threatened. A publicly available survey 

report from 2015 indicated that’s the river Marden was failing with respect to its target condition by 

having exceeded its target level of pollutants. Remedial works may since have been undertaken, 

however by increasing human activity in the region between Chippenham and Calne existing 

River Marden 1 
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measures are likely to become insufficient, and would serve only to increase the pollution levels 

(including phosphates) in the river. This threatens all users of the rivers and reduces its suitability for 

brown trout and other such fauna. No monitoring or mitigation has been proposed for this, nor any 

commitment to its prevention been indicated. 

More consideration must also be given to wider aquatic fauna including other species of fish, white 

clawed crayfish (if present) and the many aquatic invertebrates which support the river system and 

the wider riverine food web. 

Further comments  

In December 2020, the UK committed to a nationally declared contribution of a 68% reduction in 

greenhouse gas emissions by 2030 for the latest iteration of the Paris Accord, with a reference year 

of 1990.  Wiltshire Council has made no attempt to calculate its own contribution to that target. It 

has no idea what its levels of GHGs were between 1990 and 2019, or even between 2019 and 2021. 

It has not even confirmed that its target date for net zero would be in line with the IPCC’s special 

report on the impacts of global warming of 1.5 °C https://www.ipcc.ch/sr15/ or the UK Committee 

on Climate Change definition of net zero. 

It has no base line against which future emissions can be measured and therefor no way of 

determining the contribution the Local Plan can potentially make or the relative impact of the 

current Local Plan proposals on the county’s overall emissions reduction (or in the case of the 

version before us, the substantial increase in emissions that will take us in the opposite direction). 

Wiltshire Council has admitted that use of “the government backed SCATTER [Setting City Area 

Targets and Trajectories for Emissions Reduction] tool does not produce a reliable estimate of 

greenhouse gas emissions for rural counties like Wiltshire but, unlike other rural local authorities like 

Cornwall, has not developed or implemented another method. 

Wiltshire Council’s Global Warming and Climate Emergency Task Group has - published two reports 

(the first in September and the second in December 2020), the second of which includes robust, 

evidence-based recommendations on planning, which Wiltshire Council’s Cabinet has pushed back 

against, rather than embracing. 

The document entitled Wiltshire Council Looking to the Future: Addressing climate change and 

biodiversity net gain through the Local Plan—raising the ambition (January 2021) includes many of 

the key themes that the Task group has made recommendations on yet fails to propose how these 

themes will being addressed by the Local Plan. 

Not only does this call into question the premise on which the Local Plan Review is predicated but, 

Looking to the Future (January 2021) highlights that:  

• “Although there are some policies relating directly to climate change (Core Policies 41 and 

42), mitigation and adaption practices really need to be embedded throughout other 

policies,”  

https://www.ipcc.ch/sr15/
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• “Without a carbon baseline and time-series data on sector emissions, there is a lack of 

precise understanding about the challenge Wiltshire faces in terms of tackling climate 

change;” and  

• “To measure the effectiveness of the policies there needs to be a new monitoring 

programme in place.” 

Two years before this damaging observation was made, the Council declared a Climate Emergency 

and committed the county to net zero carbon by 2030.  In common with its entire approach to this 

Local Plan Review, it has failed since 2019 to set annual measurable targets for carbon reduction—

targets compatible with achieving net zero by 2030. 

Nowhere has the Council detailed how it will 

increase clean energy generation, or achieve 

reduced greenhouse gas emissions in the county 

as a whole. Nor has it attempted to identify 

stringent near-term targets for emitted and 

embedded carbon in its development plans, least 

of all in this draft review of the Local Plan for 

Chippenham. 

The Council does not seem to care about this 

failure to transition to the future green and ultra-

low carbon economy. Its failure to identify 

baseline measures of the county’s greenhouse gas emissions seems to be symptomatic of this. 

Wiltshire Council seems to be planning to grow Chippenham through a housing led strategy with no 

regard for the consequences (intended and unintended) of failing to ensure that the growth of the 

town will not compromise the climate, environment and overall health, wellbeing and security of its 

citizens in the near and medium-term future.  

  

Climate change demonstration outside Bristol City Council offices 

in 2020 
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4. Comments on the Wiltshire Local Plan Transport Review 

with particular focus on Chippenham 

This section to be included as a single response to the Supporting Evidence consultation response 

form in respect of the document Local Transport Review 

 

1) The requirement for an Eastern Link has not previously been established: 

Paragraph 2.3.1states “Previous work has shown that any meaningful growth would require a new 

Eastern Distributor Road (EDR) connecting the east of the town to the A350 to the north.”  And at 

para 4.2.3 “The previous Chippenham Site Allocations Plan (CSAP) established the requirement for a 

new Eastern Distributor Road, connecting around the north of the town from the A4 east of Pewsham 

to the A350 at Malmesbury Road.”   

Both these statements are incorrect.  The CSAP Examination in Public on 28th September 2016 

examined under Matter 5 – General: Has the selection process taken full account of the potential 

performance of a southern link road?  

After listening to the evidence, the Inspector and WC agreed to Main Modification 5:  

4.21a Both proposals (South West Chippenham and Rawlings Green) safeguard the potential for 

future road alignments to the east and south of the town and require that their design and layout 

must not prohibit road connections in the future. This is based on evidence prepared for the Plan 

that indicates an Eastern Link Road and/or a Southern Link Road may be longer term solutions to 

improving the town’s network resilience. The policies ensure that development during the Plan 

period does not undermine the future development of the town and will enable further investment 

in roads to support the growth of the town if required in future plan periods. 

2) You have not provided evidence that an Eastern Link Road is needed 

The pre-Covid traffic congestion in Chippenham reflected the volume of East/West traffic which 

builds up at the Bridge centre, and at Rowden Hill on the A4 West Bath Road, being particular issues 

experienced on the ground and showing up on Google Maps and Sat Navs.  This will be made worse 

as the 1,500 homes approved in the last Chippenham Local Plan are built to the Southwest of 

Chippenham. 

The Local Plan workshop with Chippenham representatives on 25th Oct 2018 concluded that there 

was “more support for a southern link road …to relieve current congestion.”  One Wiltshire councillor 

spoke out at the Chippenham Town Council meeting on Future Chippenham and stated that an SLR 

would take cross town traffic from Devizes and Calne.  
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The traffic modelling for the CSAP Transport and Accessibility Evidence Paper Part 2a: Assessing 

Alternative Development Strategies at Figure 3.8 showed that, even with an Eastern Link Road (ELR), 

there was still an increase in traffic on Rowden Hill and the A4 Bath Road, but this was relieved with 

a Southern Link Road (SLR).  

This Wiltshire Local Plan Transport Review traffic modelling does not contain a scenario with just a 

SLR, and yet at Figure 2-2 there is a scenario with just an ELR which shows traffic congestion on both 

the A4 East to Calne and on the A4 West on the Bath Road at Rowden Hill.  Indeed, your 

commentary at 2.3.1 confirms this: “There would still be several challenges: significant congestion 

problems on the A4 to the east (due to traffic routing via the A4, A342 and A3102 towards 

Melksham), residual issues in the central area and constraints on the A350 and A4 west. This is 

shown visually in Figure 2-2. The Do-minimum scenario therefore introduces a more comprehensive 

solution. This would require an EDR (a northern link from the A4 at Pewsham to the A350 

Malmesbury Road roundabout) and a new Southern Distributor Road (to connect from the A4 at 

Pewsham to the A350 at Lackham Roundabout). A Southern Distributor Road (SDR) provides a route 

between the A4 and A350 corridors which avoids the town centre”. 

There needs to be a traffic model with just the SLR for comparison.  This is likely to show that it 

functions better at relieving the East/West traffic congestion. 

3) The assumptions on distribution of the Local Plan housing growth are incorrect and strongly 

bias the traffic modelling to favour an ELR. 

Table B1, for Chippenham, up to 2036 show that most traffic models are based on an additional 

3,300 houses at Site 1 East of Chippenham and only 1,300 houses at Site 2 South of Chippenham.  In 

fact, the draft for the Local Plan is for 2,975 dwellings to the East, and 2,415 to the South.   

Your incorrect housing allocations bias the need for an Eastern Link Road 

4) There is strong opposition to the proposed additional 5,100 houses allocated to Chippenham.  

Alternative scenarios have not been modelled. 

Reasonable alternative traffic models might evaluate the impact of placing - 

a) 500 houses on brownfield sites in the centre of Chippenham which should have less car 

trips; and 

b) 900 houses on Site 7, Barrow Farm to the North of Chippenham which will provide 

sustainable access to schools and the railway station and enable out-commuting to the A350 

and A4 without adding to congestion in the centre of Chippenham 

With additional variations to add a further say 1,500 houses  

c) to either the South of Chippenham with an SLR, or  

d) to the East of Chippenham with an ELR for traffic relief. 
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Such alternative scenarios would enable a better assessment of both the total housing capacity for 

Chippenham and where it is best located from a traffic perspective. 

5) Further road traffic mitigation measures should be considered as an alternative to a new link 

road between the A4 and A350 

These should include a link road from Avenue La Fleche to St Luke’s Drive (between the Rowden 

Surgery and the Chippenham hospital) leading onto Rowden Hill.  This would relieve East/West 

traffic congestion at the Bridge Centre. 

The traffic lights on the one-way system at the Little George have been an unmitigated disaster. The 

traffic lanes need to be reconsidered and the timings re-evaluated to ease the congestion on the 

one-way system at the top of New Road.  

6) The traffic models need to be updated for changed travel patterns emerging from Covid and 

Climate Emergency awareness 

Your report correctly points out at para 1.2 that “The long-term impacts of the pandemic are likely to 

cause potentially significant changes in travel demand and behaviour”.   Whilst this is difficult to 

predict, we already know that at least some Working from Home will continue, which will 

significantly reduce the number of car trips, and consequent impact on journey times and 

congestion. Your traffic models based on 2018 data are already outdated. 

Your report allows for an increase in cycle trips from 2.3% to 5.5%.  But to reach zero carbon by 2030 

there needs to be a step change from travelling by car to alternative modes of transport. 

These behavioural changes will reduce road traffic and should be factored in to your model 

scenarios so that we can understand their potential impact on the need for the proposed 

additional road infrastructure, in particular the ELR and SLR. 

7) The impact of traffic on Calne has not been evaluated 

The A4 through the centre of Calne is already exceeds safe N02 emission levels.  Figure 2-3 shows an 

additional 200-250 car trips per hour in each direction on the A4 East of Chippenham.  This is a very 

significant increase in traffic to Calne and its impact needs to be modelled and considered in detail.  

We suggest modelling the impact of the ELR separately to the SLR, as this is likely to show that the 

greatest increase in traffic through Calne is caused by opening up a shorter route to the M4 at 

junction 17, via an ELR. 
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River Marden towards New Leaze Farm 

8) The impact of traffic rat running on country lanes has not been evaluated 

The ELR crosses Stanley Lane, and the Local Plan map shows another development access further 

East on Stanley Lane.  Traffic will take the shorter routes via either Studley or Bremhill to/from Calne 

adding to the traffic on unsuitable narrow country lanes.  Before Site 1, East of Chippenham is 

progressed, the effect of traffic on the country lanes must be properly evaluated. Such modelling is 

likely to show that the further any distributer or access roads onto Stanley Lane are from the A4, 

then the greater propensity for traffic taking short cuts via the country lanes. 

9) Figure 2-3 doesn’t make sense! 

With Local Plan growth and an ELR and SLR, this figure shows no change in traffic over the 

prospective river Avon bridges on both the ELR and SLR!  It is as if the river bridges have not been 

built and the proposed sites 1 and 2 to the East and South are only provided with access roads from 

the A4 East.  We have raised a query on this and has responded that this is a mistake 

and will be corrected. Please provide a copy of the revised figure. 

10) The report is extremely difficult for a typical resident to follow! 

Apart from the mistakes – example above, the misleading scenario titles where “do nothing” 

includes both the ELR and SLR, the abbreviations and assumptions are difficult to follow. For 

example, how is your 2018 baseline reconciled to the 2016 to 2036 housing projections? 

In conclusion, there is nothing in this Transport Review to contradict the proposal we put to the 

2016 Examination in Public that a Southern Link Road, from the Lackham roundabout to Pewsham 

way, would be the preferred option for relieving traffic congestion in Chippenham. 
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5. Comments on the Strategic Flood Risk Assessment  

This section to be included as a single response to the Supporting Evidence consultation response 

form in respect of the document Level 1 Strategic flood Assessment 

 

The world is facing a major crisis of Climate Change, the planet is heating up and there appears to be 

little willingness to stop, or even reverse this trend. 

The consequences for the continued asset stripping of the environment will be increased 

temperatures, rising to over 40 degrees in summer months by 2040, and increased storm damage 

through severe weather systems bringing intense rain and wind. 

Lord Krebs, Chair of the Adaptation sub-committee of the Climate Change Committee3 stated: “the 

six immediate priority areas are related to the risks of flooding and coastal change, the impact of 

high temperatures on health and wellbeing, risks of future water shortages, impacts on the global 

food system, and risks arising from new and emerging pests and diseases (COVID)” 

 

Flooding in Monkton Park – building on Site 1 will make this worse 

 
 

3 UK Climate Change risk assessment 2017. Synthesis report: priorities for the next 5 years. 

https://www.theccc.org.uk/uk-climate-change-risk-assessment-2017/synthesis-report/
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The Scott Wilson report 2011 on the Bristol River Avon states: 

“Within the county of Wiltshire, the river is predominately underlain by the Kellaways formation and 

in the west Great Oolite Group. The low permeability of this area results in rapid response to 

rainfall.” 

“Communities that have experienced flooding from this river system include Malmsbury, 

Chippenham, Melksham and Bradford Upon Avon.” 

At Para 3.3 “The areas that are identified as being the most susceptible to ground water flooding are 

located close to the Upper Bristol Avon and the River Marden.” (All land to the East of Chippenham) 

This is not the first-time developers and Wiltshire Council have proposed development to the East of 

Chippenham. In 2012 Owen Inskip formed a company Chippenham 2020, which put in a planning 

application for New Leaze farm to the East of Chippenham, and in 2015 an Examination in Public was 

held to consider the building of 1600 homes: 

On 14th September 2015 the Planning Inspector leading the EIP in his initial appraisal stated: 

“The plan acknowledges the landscape impact for this area is a significant concern as is the need for 

considerable work to avoid the flood risks to the town and elsewhere” 

The former point is recognized in the Landscape setting report (docceps06) Para 6.25. 

“The open character and strong association with the rivers and floodplain are important 

characteristics to safe guard. The generally remote character to the north of the North Wilts River 

Route and the eastern end of Stanley Lane is important to conserve.” 

The matter of concern here is that the plan is over-allocating in both housing and employment land 

requirements specifically in the area, which the evidence base suggests is environmentally sensitive 

and least attractive in terms of flood risk. 

Soundness Issues: 

 the EiP’s Planning Inspector, went on to state at Paragraph 19 of his report: 

“Over-allocation of both housing and employment land is driven primarily by the need to support 

and justify the eastern part of the ELR4. 

This appears to ignore significant and legitimate environmental, landscape and flood risk concerns 

which would suggest that inclusion of housing allocation to the north of the North Wilts Rivers Route 

 
 

4 ELR = Eastern Link Road 
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and the larger of the two employment sites intended for development beyond the plan period are 

unsound.” 

Wiltshire Council is again putting forward an over-allocation of housing in order to benefit from the 

£75m being offered by the Government.  The over-allocation this time is far greater than that 

proposed in 2015. 

From the notes of the progress meeting following the suspension of the EIP on 18th January 2016, Mr 

stated “The Flood risk report (CEPS10-EP6) on balance Area C (Land to the East of 

Chippenham) appears least attractive for development in the terms of flood risk, surface water 

management compared to others because of the degree to which flooding is an issue to tackle and 

the extent of flood risk land” 

The notes recorded that it was noted that the consequences of management measures being 

miscalculated or failing would be potentially far more serious than other areas, and that the links 

across the river could disrupt the natural flows. For these and a number of other questions including 

changes in perception nationally resulting in recent flood events- it was necessary to re-visit the 

issue of flood risk associated with strategic Area C (Land to the East of Chippenham). 

or Wiltshire Council stated in the planning application 

for the Riverside Development to the East of Chippenham on 15th January 2016. 

“It is clear from casual observations in the area of the Radial Gate weir and the river Avon 

immediately upstream of the Chippenham Town Bridge that the running tolerances in terms of 

“freeboard” already leave little room to manoeuvre since the purpose of the radial gate is to 

maintain an elevated flow level in the river. Following severe storm events, this “freeboard” almost 

disappears and the radial gate has been overtopped. The amount of rainfall falling on large 

developments on each bank of the River Avon will influence the expected peak flows.” 

As Climate Change takes hold and more severe rainfall is expected over the lifetime of this proposed 

development of 9,000 plus houses the flood risk to Chippenham Town and its residents will increase. 

Comments on the JBA Consulting Level 1 Flood Risk Assessment report (May 2019): 

This Flood assessment for the Chippenham Site Allocation process for land to the East of 

Chippenham is not appropriate for a level 1 assessment as the area has been subject to numerous 

flooding incidents, which are increasing year on year. 

At 2.3.1 Bristol Avon- The data was collected in 2011 and is out of date. It is no longer relevant today 

due to Climate Change - the numbers of homes at risk from flooding is out of date, and should be 

significantly increased, as will the risk. 

Table 2-2 
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Just how is Wiltshire Council managing the flood risk for Chippenham? Building 10,000 houses 

upstream from the town will bring an increased risk of flooding the town. How does the Council 

propose to mitigate this risk – build fewer houses? 

2.7 Wiltshire LFRMS is out of date and due for renewal. Will Wiltshire Council proceed to the EIP 

with this out of date and with the concerns of flooding land to the East of Chippenham which were 

raised by the last Planning Inspecto n 2016. 

2.8.1 NPPF 

Sequential testing must be undertaken for the planning, as this area is high risk to flooding. (See 

above) 

2.8.2 Wiltshire Council must take into account the cumulative impact on flood risk including:  

• Developing Rawlings Green 

• Proposed development to the east of 10,000 houses 

• Proposed river crossing at Rawlings Green 

• Impact of Climate Change - increase in river levels, and flow of the river Avon. 
 

Impacts of Climate Change: 

Climate Change is expected to increase flood risk and lead to development to be become 

unsustainable, opportunities should be taken to relocate developments away from downstream 

flood risk areas. 

2.10 Surface water management plan (SWMPs) 

Chippenham is ranked 2nd in the Wiltshire properties at risk from flooding at 1,192 properties. 

However, this report was published in 2011 and is now over 10 years old and out of date. It should 

not be used in this report. Please let’s have an up-to-date report. 

2.15 Sewers for adaption 

The risk to the river Marden and river Avon of foul water escaping into the rivers cannot be 

overemphasized. The waters of the river Marden are pristine, and there is an abundance of fish, 

otters, kingfishers and other threatened species. Protection of this watercourse is imperative. 

3.2 South West River Flows: 

It is noted at the river Avon flow will increase by 20% between 2020 -2039 

Geology, the Kellaways formation and Oxford Clay make up the soil to the East of Chippenham. The 

soil construction is impermeable, and leads to flooding. 
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Surface water flooding for Salisbury, Trowbridge and Chippenham will increase between 20% and 

40% in the period 2020-2039 

These are massive increases when the Chippenham radial gate is already at risk of overtopping. 

Wiltshire Council should not be considering building 10,000 houses adjacent to the river Avon, to the 

south and east of Chippenham? 

9.3 Multiple developments: Building 10,000 in multiple developments in Chippenham area will 

increase the flood risk. 

Other questions and observations: 

Various appendixes were NOT provided. 

Appendix J Recorded Flood History is missing? 

Appendix O Action 993 What are the options for renewing the radial gate at Chippenham? 

Q Record of flood history.   

Why are there no records after 2014? The last 7 years are very relevant to this report. 

Conclusion: 

The Flood assessment submitted for the 2021 Chippenham local Plan Review completed by JBA 

Consultants did not address the serious threats to the River Avon & Marden Vale from fluvial 

flooding.   

The last five years has seen ever increasing incidents of flooding in the Chippenham Avon Vale. 

However, this flooding has been a threat to the river Avon and the lands in the vale for many years if 

not centuries. 

In the 15th century Maud Heath made a bequest to the people of Bremhill, and that money was 

used to create Maud Heath Causeway the oldest private footpath in the world. It is still in 

community ownership, and the fund maintains the Causeway which connects the parish of Bremhill 

to Langley Burrell and eventually Chippenham. The Causeway allowed farmers from Bremhill to take 

their goods to market when the river Avon Flooded. Today the causeway floods several times a year 

and cars are frequently abandoned after ingesting water into the engine. 

The intensity of the rainfall is increasing and it is raining for longer, allowing surface water to run 

quickly into the watercourses and creating flooding. 

The JBA report fails to address the specific history of this location. it fails to acknowledge the soil 

make-up of the area, being Kellaways and Oxford Clay. 

Wiltshire Council has always stated that drainage of the land in Site 1 could be managed by Urban 

Surface Drainage Units (SUDS), this engineering solution is not suitable for this land as it is 
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impermeable, and the SUDS will over spill and create a considerable flooding risk to properties. With 

large quantities of surface water much of it will enter the sewer systems contaminating properties 

and the valued river tributaries threatening fish, and wildlife. 

Attenuation ponds could be considered, but with 5,000 homes, roads, parking spaces, employment 

areas all concreted over the run off of many million tons of water into attenuation ponds, there is a 

likelihood that they will be overtopped. This water will again drain towards the valued watercourses.  

Nobody is prepared to calculate the size and depth of ponds required to manage the run off from 

5,000 houses, driveways, and roads. 

The risk to Chippenham from flooding from an estate of 5,000 houses on one side of the River Avon, 

and a further 700 houses on the other side at Rawlings Green must be substantial as Mr. Steve 

Scothern Wiltshire Council Drainage Engineer stated in his response to the planning application in 

2015 to build 1600 houses on this very site this flood risk assessment is considering. Where is Mr 

Scothern’s statement and photographs he sent to the planning department in 2013 showing the 

radial gate being topped and flood waters in Chippenham Town. Just where is this evidence? 

On a final note, there should be no house building north of the Chippenham to Calne cycle track as 

recommended by the Planning Inspector Ann Skippers in 2018 when the Bremhill Neighbourhood 

Plan was made. Any house building at this location would mean that any runoff from construction 

would run downhill to the river Marden, and any development this side of the cycle track would 

threaten the river Marden Vale with flooding. 

 

SUDS - Surface Urban Drainage Systems 

The SUDS system is not appropriate drainage system for Site 1 for the following reasons: 

The land is Kellaways Oxford Clay and therefore impermeable, and will not act as a soak away. 

In recent months during 2021 SUDS have over topped in Gloucestershire and closer to home a new 

site in Calne 

As the soil is impermeable the run off into SUDS will increase the risk of over topping. 

In conclusion SUDS is not the right drainage engineering solution for Site 1. 

It has to be added that Site 1 borders a large area of flood plain of zone 2 & 3, this flood plain will 

grow larger with climate change, any drainage system must not filter into this flood plain 

contaminating the pristine waters of the river Marden.  

It is all the more important that there is no development north of the North Rivers Cycle Track not 

only to preserve the ecology and bio diversity of the river Marden valley but also the landscape 

setting. 
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Summary 

The Flood risk to site 1 will continue to increase as Climate Change increases the intensity of 

rainfall over a shorter period of time. River levels, especially the River Avon, will continue to rise, 

and the flows increase. Building 9,500 houses within a few hundred metres of two rivers, on 

ground that is Kellaways Oxford Clay, will mean that the run off from the roads, driveways, and 

houses may over-top any surface urban drainage system, and create incidents of flooding which 

may threaten life and damage to property. The proximity of zones 2 & 3 so close to such a large 

development to the East of Chippenham will create a major flood risk.  

 

 

Avenue La Fleche from the old playing fields in Chippenham 
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6. Comments on the Interim Sustainability Appraisals  

This section to be included as a single response to the Supporting Evidence consultation response 

form in respect of the documents Interim Sustainability Appraisal, Interim Sustainability Appraisal 

Annex I and Interim Sustainability Appraisal Annex II 

 

The Interim Sustainability Appraisal (SA) should be demonstrably shown to be fair, proportioned and 

adequate. We believe that if the SA is subject to any detailed examination it would become readily 

apparent that it is not adequate. This Interim Sustainability Appraisal has many of the fatal flaws that 

were in the Chippenham Site Allocations Plan in 2015 that made that SA inadequate, in fact many of 

these flaws are even more visible in 2021. 

Choosing a Preferred Strategy for the Chippenham Housing Market Area (HMA)  

The first comment is on the first activity in assessing sites with the methodology; Stage B - 

Developing and refining alternatives and assessing likely effects. 

The crucial paragraph on the SA methodology is 2.3.5, which makes it clear how subjective and 
unaccountable it is: "Evaluation involves forming a judgement on whether the predicted effects are 
likely to be significant. The principal technique used to assess the significance of effects is a 
qualitative assessment based on expert judgement and supported by specific evidence." As far as we 
can see, no information is given about who’s 'expert judgement' or which 'specific evidence' is being 
used. This is an inadequate methodology, resulting in invalid conclusions. Consequently, the whole 
set of Local Plan preferences and proposals are fatally flawed.   

Beyond that there are many other weaknesses in the SA process, as set out below.  

Three Chippenham HMA strategies are set out in paras 4.24 to 4.27. No mention is made of the fact 
that preference for CH-B (the maximum numbers for Chippenham) was approved for further work in 
a political Cabinet meeting in 2019 and cannot therefore be presented as an evidence-based 
conclusion.  

It is a complex argument but it can be seen that any SA for a HMA will always be biased towards huge 
development in a single settlement if the process adopted by Wiltshire Council is followed. Why? 
 

• There are more “negative” environmental SA objectives evaluated than “positive” economic 
ones for each individual settlement in a housing market area. 

• Therefore, less development in a settlement within the HMA, although being less positive for 
economic opportunities is outweighed by lower negative environmental impacts to provide 
an overall more positive (or less negative) score for the SA. i.e., the settlement looks more 
sustainable. 

• The bias towards a single settlement being chosen then comes about by the SA for the 
Chippenham HMA strategy being totalled up using the total score for ALL settlements in the 
HMA (Chippenham, Devizes, Melksham, Malmesbury, Corsham, Calne and Rural) and then 
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divided by the number of these settlements (7). This is hidden away only in footnote 31 on 
page 20 of the report “Calculated by adding the scores for each settlement (including ‘Rest of 
HMA’) and dividing by the number of settlements”. 

• It is obvious that less damaging environmental impacts on all the other six settlements in the 
Chippenham HMA will always outweigh the large environmental impact on a single settlement 
(Chippenham itself), making a single large development area likely to be promoted by 
Wiltshire Council.  

 
In addition, there are serious shortcomings in the detailed evaluation of the Chippenham HMA in 
Annexe 1 of the SA report. There are three main categories of problems: 
 

1) There is not enough granularity in the impact assessments, for example minor adverse and 
moderate adverse. As an example, for SA Objective 1 “Protect and enhance all biodiversity 
and geological features and avoid irreversible losses.” the reduction in numbers of 800 houses 
in Devizes between CH-A and CH-B takes the assessment from “moderate adverse” to “minor 
adverse”. However, adding 3,300 houses to the Chippenham settlement does not impact the 
assessment for Chippenham from “moderate adverse”. There are many, many examples of 
this throughout Annexe 1, for each of the SA objectives. 
 

2) The evaluation is based on selecting a strategy based on the housing number in Chippenham 
for CH-B for 9,225 homes. However, the areas eventually selected have a housing capacity of 
18,500 homes. This would have a massive impact on the SA evaluation of each objective, 
particularly the environmental objectives, even at the HMA Assessment decision making 
stage. 

 
3) Single statements are made for a whole settlement against a SA Objective, huge areas being 

evaluated in a few short sentences. For example, against SA1 Biodiversity for CH-B in 
Chippenham the analysis is “Additional to housing development, it is likely that significant 
additional infrastructure will be needed. As a result, moderate adverse impacts are considered 
likely against this objective. Adverse effects are likely to be more significant than CH-A and CH-
C but mitigation measures are possible.” 
 

4) Amazingly, then results seem to be further refined with the footnote on page 4 of Annexe 1 
which states “Average scores in this annexe are rounded up or down to nearest significance 
category e.g., -1.4 is rounded down to -1, -1.6 is rounded up to -2, -1.5 is rounded up to -2.” 

 
It can be seen that the whole process of evaluation is shooting in the dark, with no proper analysis of 
these huge areas for sustainability. Instead, we have subjective judgements, biased evaluation, 
rounding of numbers and insignificant differences between strategies.  
 
In 4.2.4 in preferring the focus on Chippenham CH-B development the report states “Under CH-B 
where growth levels are significantly higher, there are also likely significant adverse effects on climate 
change adaptation, heritage assets and landscapes. However, at this stage, the assessment of likely 
significant effects is based on the level of growth proposed and a high-level assessment of constraints 
around the town, not on actual development locations, which are not known.”  
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Based on this flawed strategy, the key assessments for the Chippenham HMA eventually appear in 
Table 5.2 on page 45, and in the subsequent paras. 5.2.4 and 5.2.5 of the main report.  

A preferred strategy is somehow chosen out of this exercise, where the evidence is ludicrously 
unhelpfully thin or entirely missing. Amazingly (or not), this strategy just happens to match the 
requirement to support the Housing Infrastructure Fund agreement made between Wiltshire Council 
and Homes England to increase housing numbers in Chippenham settlement to above 7,500.  The 
weasel words on pp 21-22 provide no support, thrashing around with a belief that the huge 
environmental negatives might be mitigated “with infrastructure”. 

2) Site Selection and the Sustainability Appraisal 

This SA has major similarities with the failed SA in 2015 for the CSAP. Two areas that the Planning 
Inspector commented on are still concerns here: 

a) Huge sites have a single evaluation and scoring, where there may be issues impossible to 
mitigate in parts of the site, whereas other parts of the site could well have potential for 
development. This was highlighted in the Barrow Farm site (Site 7) in the 2105 evaluation. 
This flawed evaluation applies again here, even more so as there is a road infrastructure 
already built next to the site, so environmental damage has already taken place to impact its 
SA score.  Here in 2021 the sites are even larger than those in 2015 and the process is even 
more flawed. 

b) In the Table, tiny changes in what are subjective judgements that lead to scoring taken as 
gospel would completely change the futures proposed for Chippenham. 

For Site 1, massive Biodiversity (SA1), Land & Soil (SA2), Water (SA3), Air Quality (SA4), Climate 
(SA5), Heritage (SA7) and Landscape (SA8) issues are glossed over, summarised as a minor or 
moderate adverse effect. For example, the text includes just one sentence on the loss of productive 
farmland: "Land/soil: given the significant size of this site, there will be a significant loss of 
greenfield, agricultural land of medium quality". No indication is given of the weight given to this 
loss, and it is not mentioned again, but clearly it is not high, given the conclusions that follow in the 
Site Selection process. Unsurprisingly there are lots of proposed Mitigation Measures for 
Chippenham, but none of them refer to the loss of productive farm land. 

Our comments on Site 1 are as follows:  

In the WC document ‘Interim Sustainability Appraisal Annexe I – Assessment of Alternative 

Development Strategies for the four Housing Market Areas (HMAs)’ –  

Sustainability Appraisal Objective 1: Protect and enhance all biodiversity and geological 

features and avoid irreversible losses 

The assessment for Chippenham in all three strategies is the same – Likely effects: Moderate.   

Wiltshire Council have not yet carried out a proper biodiversity assessment for Site 1, relying it 

appears on a scant PEOAR report in the Future Chippenham consultation (not even included as part 
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of this consultation). Somehow Wiltshire Council can still assess the impact "Moderate Adverse” 

without any of the baseline evidence. 

Yet we know from the recent assessments commissioned by Bremhill Parish Council, and available 

on their website (River_Marden_Draft_v2.pdf and Wildlife Update on the River Marden.pdf) that the 

Marden Valley has a particularly rich biodiversity and should be protected rather than destroyed. 

Yet, even though their own decision-aiding question (DAQ) 1 asks “Avoid potential negative impacts 

of development on designated wildlife sites, protected species and priority species and habitats 

(international, national, local) and enhance these where possible?”, WC still prefers the 

overdevelopment of Chippenham in Strategy CH-B (Chippenham Expanded Community), without 

recognising that, where the effects are always going to be ‘moderate adverse’, those adverse effects 

will be cumulative in direct proportion to any increase in the housing numbers required. There is no 

recognition of the fact that at some point, the effect will swing into major adverse – there is only so 

much ‘mitigation’ which can be planned in, and that is usually very ineffective anyway, except in the 

view of developers and WC. 

There are no measures described to evidence that the significant adverse effects can possibly be 

mitigated!  The huge area of land being proposed for inclusion cannot possible be replaced or 

mitigated elsewhere, and the potential damage to the town of Chippenham not least due to 

excessive rainwater run-off from any new developments has not been taken into account. The town 

centre is already prone to flooding, as is the Avenue LA fleche by-pass, mainly due to excessive 

expansion of the urban areas with no thought of what might happen due to future climate change – 

the more grassland and woodland that is built on the worse the adverse effect will be. 

Option 2 is the preferred option for WC, even though the effect on Chippenham will be much more 

than moderate adverse! The WC comment in the average score section is that overall, it is likely to 

lead to MINOR ADVERSE EFFECTS overall, ignoring the threat to Chippenham itself. Chippenham is 

glibly thrown to one side as everywhere else will be OK, Jack! 

In DAQ 3: Aid in the delivery of a network of multifunctional Green Infrastructure? is stated “the 

design of developments may incorporate measures to enhance biodiversity and contribute to 

networks of multifunctional green space known as green infrastructure. The preparation of a Green 

Infrastructure (GI) Strategy will help to provide a long-term vision and strategic framework to aid the 

delivery of GI. However, at this stage of the process, it is not possible to comment on the likelihood of 

GI being adopted as part of development.”   

Why is it not possible to comment? Surely this is precisely when such comment requiring a Green 

Infrastructure to be adopted should be made! 

Various recent wildlife surveys have shown that in the Avon and Marden river vale, there are many 

protected species such as otters, bats, newts and more, yet no account has been taken of those, 

even though the WC is aware of them. 
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What better green 

infrastructure could you 

have than the one 

already in place – 

multiple farms 

contributing to the food 

economy of the area, 

whilst assisting with 

water retention, CO2 

retention, wildlife, etc.? 

The conclusion reached 

that “The SA findings 

suggest that the levels of 

growth proposed would 

not lead to any ‘major’ 

adverse effects at any of 

the settlements which would mean that mitigation measures are not achievable” is staggering, and 

completely without merit, specifically in relation to Chippenham! 

Sustainability Appraisal Objective 2: Ensure efficient and effective use of land and the use 

of suitably located previously developed land and buildings 

The first requirement in DAQ 1 is to ensure efficient use of land. Nowhere, in the documents 

provided, is there any recognition of either climate change requirements or changing patterns of use 

of dwellings due to post-Covid working arrangements, such as more and more people who can, not 

commuting but choosing to largely work from home. This entails having the space to do so, which 

most national-developer built boxes do not take into account. 

The second requirement is the reuse of Previously Developed Land where possible, and the 

statement that “There is a lack of previously developed land (PDL) across the whole of the HMA. 

Therefore, all strategies are likely to result in significant loss of greenfield land”! Certainly, in relation 

to Chippenham this is not true! At ground floor level, and certainly on upper floors, in the High 

Street area there are many opportunities for change of use to dwellings. Bumpers Farm Industrial 

Estate has empty units, and the new development at Chippenham Gateway next to J17 on the M4 

has yet to find a tenant, even though work is about to begin on a second large-scale unit there. 

Perhaps an option would be to increase development at Chippenham Gateway to provide business 

premises to replace Bumpers Farm, then use the site to provide dwellings?  The land at Chippenham 

Gateway is already scheduled for development anyway. 

In DAQ 4: Result in the permanent loss of the Best and Most Versatile Agricultural land (Grades 1, 

2, 3a)? WC states “The majority of the agricultural land surrounding Chippenham is Grade 3 (good to 

moderate) with areas of Grade 2 (very good) land in the north east and south, where there are also 

Stanley bridge towards New Leaze Farm with runner on the cycle track 
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smaller areas of Grade 1 (excellent).” Most of the areas that WC wish to build 2 new suburbs of 

Chippenham in, are Grade 2, and again there appears to be no thought applied to the need to 

reduce food-miles - or indeed any joined-up long-term thinking at all. 

Again, the conclusions for Chippenham are all moderate adverse. “Further assessment is needed on 

the proportion of Grade 3a land within Grade 3 at Chippenham to understand the potential loss of 

the best and most versatile (BMV) agricultural land as well as any potential impacts associated with 

the MSA. As this strategy proposes a high level of growth proportional to the settlement combined 

with the relatively low amount of previously developed land (PDL) available for development, a 

moderate adverse effect is considered likely. Furthermore, this strategy proposes the highest level of 

comparative housing and employment growth in Chippenham…” This statement ignores the fact 

there are available brown-field sites in Chippenham, many of which are already, or being, developed 

for housing (numbers in the hundreds) which WC considers as ‘windfalls’ and steadfastly refuses to 

include in the housing numbers. Nor is any effort made either by WC or developers to ensure that 

existing permissions are built!  

The fact that unbuilt permissions are not included towards the 5-year land supply is staggering 

beyond belief. The developers can use that exclusion to ‘prove’ that WC doesn’t have the required 

land supply, even though it possibly does – and just as incomprehensible is the fact that a unitary 

authority doesn’t even know whether or not it can meet its obligations, and relies on land-

speculating developers to provide that evidence! It also fails to provide any evidence that building 

more houses in Chippenham produces jobs – in fact the contrary is true.  Prior to the Covid 

emergency, some 64% of Chippenham residents commuted out of Chippenham, either by road or 

rail, to work. The increase in dwellings over the last 30 years has produced no discernible benefits to 

the town at all, and there is no reason to expect that future increases will do so either. 

The conclusion in DAQ 4 still recommends Strategy CH-B whilst it gives the nod to moderate adverse 

effects on Chippenham but still claims to be more sustainable. 

Sustainability Appraisal Objective 3: Use and manage water resources in a sustainable 

manner.  

At Chippenham, Wessex Water have identified a need to invest in water network assets to improve 

capacity between 2025 and 2036. There is a moderate probability that the roll forward would require 

construction works to accommodate development.  

The underlying geology of the area consists of Kellaways or Oxford Clay. Increased run off from 

urbanized sprawl will not be absorbed by the surrounding land, and can only increase the pressure 

on an already stretched flood management regimen along the Tetbury and Chippenham Avon. 

In view of the current pressures on Wessex Water in Chippenham because of climate change, 

increased rainfall and less absorption of rainfall into land (due to all the building that has taken place 

over the last 30 years with no increase in water run-off provisioning), the risk level should be HIGH, 

not moderate! 
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Site 1 is rated the equivalent of Site 2 "Minor Adverse", which is just not believable. Site 1 is in a 
Source Protection Zone; Site 2 is not. Site 2 includes a STW within its boundaries, Site 1 is remote 
from the STW and "it is very probable that this site (Site 1) will require a significant investment in 
water, sewerage and drainage infrastructure". 

Site 1 is the only site upstream of Chippenham with the potential consequent impact on flooding. 
Added to this the SA states that "Consideration should be given to the inclusion of SUDS to control 
the risk of surface water flooding from impermeable surfaces. As this site covers a Source Protection 
Zone, the extent to which SUDS can be used may be affected." 

For all these reasons it is amazing that Site 1 is rated as Site 2 as "minor adverse", there are issues 

that may prove difficult to mitigate or even insurmountable and questions the viability of Site 1. 

Sustainability Appraisal Objective 4: Improve air quality and minimise all sources of 

environmental pollution 

There are no baseline measures whatsoever of PM10, PM2.5 or PM or suspended particulate matter 
(all Group One carcinogens) in Chippenham. This objective is completely meaningless in the absence 
of time series data collection or comparison of before/after quantification of the relevant measures, 
whether of air quality, noise pollution (undoubtedly influenced by Chippenham’s low-lying location), 
or light pollution. 

Minimise and, where possible, improve on unacceptable levels of noise, light pollution, odour, and 

vibration? 

Chippenham has been highlighted as a settlement at risk of an AQMA declaration, due to rising 

levels of Nitrogen Dioxide. Chippenham continues to be monitored for exceedance of Nitrogen 

Dioxide and commitments to improving air quality form part of the Air Quality Strategy. 

Sustainability Appraisal Objective 8 Conserve and enhance the character and quality of 

rural and urban landscapes, maintaining and strengthening local distinctiveness and sense 

of place. 

There are comments in this document for Site 1 that are not reflected in the Wiltshire Council Core 

Strategy Landscape Assessment, and for which no evidence at all is provided. The claims are value 

judgements, apparently based on no systematic assessment, quantification, or context, so we 

wonder who made them and what evidence there is to back them up: 

“…in combination with some absent and weak field boundary hedgerows with few hedgerow trees 

suggest that this is a landscape in decline.” (repeated twice in the assessment) 

“The landscape is considered to be in generally moderate condition.” 

“It is a relatively ordinary, rural landscape with some distinctive characteristics such as the tree-lined 

rivers.” 
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The site has strong landscape characteristics that should be recognized in DAQ1 and DAQ2. The 

appalling conclusion reached by Wiltshire Council of this only being a Minor Adverse Impact on 

Landscape in the SA should be reviewed and better reflect the assessments from ourselves, 

independent consultants and Wiltshire Council’s own consultant. 

WILTSHIRE COUNCIL ASSESSMENT OF SITE 1 LANDSCAPE 

The Chippenham Landscape Setting Assessment undertaken by TEP for Wiltshire Council in 

December 2014 has drawn together the existing character assessments and visual qualities and 

summarized: 

• Strong visual connection between River Avon and limestone ridge to the south east; 

• Enclosed character to slopes of floodplain created through mature hedgerows and linear woodland 

contrasting with open character to the floodplain; 

• Wooded and rural character to the North Wiltshire Rivers Route a long-distance footpath and 

cycleway; 

• Long distance views across the River Avon flood plain towards Bencroft Hill (limestone ridge); 

•Long distance views towards Chippenham characterized by a wooded edge, most of the settlement 

screened except pockets of housing nestled in trees and occasional industrial building. The spire of 

St Paul’s Church is a feature of the skyline; 

• Wide open views across flat arable farmland with low hedgerows and infrequent hedgerow trees 

(present close to the River Avon); 

• Limestone ridge forming a prominent backdrop to views throughout the landscape; 

• Countryside has a strong sense of separation from Chippenham through strong wooded edge to 

the settlement; 

• Separation between Chippenham and conservation village of Tytherton Lucas. 

The Landscape quality assessment categorizes the area as: ‘Attractive and Peaceful and consistent 

with the wider judgements on landscape character. In summary the landscape is predominantly rural 

in character and either side of Stanley Lane and to the north of the North Wiltshire Rivers Route 

Cycleway. South of the Cycleway there are views across less intact boundaries to the urban edge of 

Chippenham, which considerably dilutes the remote, rural character and creates more of an urban 

fringe landscape.’ 
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CAUSE’S ASSESSMENT OF THE LANDSCAPE 

1) The Wider Landscape: As does Chippenham itself, the site sits in a bowl of surrounding hills 

over the Rivers Avon and Marden Vale, rarely rising above 60m AOD, creating ideal 

conditions for air pollution, temperature inversions (exacerbated by urban sprawl), and for 

flooding. The view from higher ground of the limestone ridge would be impacted at 

Lyneham Banks, Charlcutt Ridge and Bencroft Hill, Studley and Bowood, and Spye Park. From 

the North Rivers Cycle Route even Cherhill and the White Horse can be seen, so the visual 

impact would affect views from a great distance, both during day and night time. 

 

2) Locally valued landscape: From the south the site is the landscape view for Chippenham 

residents along London Road from Abbeyfield to Chippenham Town Centre, sloping down to 

the river vale. From the west the landscape is the context of the view for the residents of 

Monkton Park. From the north the rising ground provides the landscape view of the Marden 

Vale from the conservation village of Tytherton Lucas. From the east the landscape provides 

the rural character of Stanley. 

 

The site also provides “the countryside” for residents of Chippenham using the North Rivers 

Cycle track for walking and cycling, usage of which has increased exponentially during the 

Covid crisis.  It is possible to cycle or walk from Chippenham to Calne from the Bridge in 

Chippenham to Castlefields in Calne along this route without once passing between two 

buildings, a wonderful green landscape corridor between two towns in Wiltshire.  

 

Through Site 1 the cycle track is on a ridge, and therefore provides landscape views to both 

the south and north of low-lying river landscape with rich riparian vegetation, meadowland 

and a sense of place. 

 

INDEPENDENT ASSESSMENT OF THE LANDSCAPE 

Tytherton Lucas Residents Association had an independent assessment of the landscape performed 

by WH Landscape Consultancy in 2015. The report included: 

Although not covered by any statutory landscape designations the river corridors and the 

surrounding countryside, particularly to the north of the cycle route, are of considerable landscape 

value, being located in a tranquil and complete rural landscape and providing the landscape setting 

for the Tytherton Lucas Conservation Area.  

This is highlighted by the proposed designation of the River Marden and its environs, within the 

Bremhill Parish boundaries, as area not for development in the Bremhill Neighbourhood Plan. This 

area has a low capacity and is susceptible to development. It is considered to have a High/Medium 

sensitivity and the magnitude of change will be Substantial, which will result in a Major to 

Major/Moderate adverse impact on the landscape resource, which cannot readily be mitigated.  
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The absence of any statutory designation (presumably not thought necessary for Wiltshire County 

farms, whose landscapes were managed for productivity rather than for “beauty”) is, of course a 

major attraction for a land banker/developer. 

The current proposals by Wiltshire Council indicate at least some development and a river crossing 

north of the cycle route, which is considered unacceptable in both cases in landscape terms.  

To the south of the cycle route the landscape value is marginally lower and the susceptibility to 

change, although remaining in the Moderate adverse category, is also lower. Development would 

therefore have a lower adverse significance, than the area north of the Cycleway, due to a higher 

level of containment, a closer relationship with the urban edge of Chippenham, and a less intact 

receiving landscape with a diluted rural and remote character. However, despite this the landscape 

impacts of development in this area will remain significant and adverse. 

Visually, the highest sensitivity receptors are users of the North Wiltshire Rivers Route, which follows 

the route of the former Chippenham to Calne railway and is an extremely popular tranquil and rural 

cycle path. It cuts through the northern part of site. At present users of the cycle route pass through 

a rural back-water until they reach the bridge over the River Avon. Over the years the embankments 

and track sides have become dominated by native shrub growth and mature native trees, which 

form a semi-natural landscape boundary.  

Development will result in the visual character of the cycle route changing from rural tranquil to 

urban. Visually this will result in a Substantial adverse change to the view in which the nature of the 

existing view would change entirely. The North Wiltshire Rivers Route has a High receptor sensitivity, 

which indicates that the proposals will have a Major adverse impact on users of the cycle route. 

Users of other Public Rights of Way and residential properties in the vicinity will experience impacts 

in the range of Moderate/Major to Moderate/Minor adverse. Although development to the south of 

the North Wiltshire Rivers Route will have a slightly lower visual significance than the area to the 

north, there will remain a significant change to views from the cycle route and from the limestone 

ridge to the south and other local public rights of way, as well as residential views out over the 

countryside from Monkton Park. 

 

WILTSHIRE COUNCIL'S APPALLING ASSESSMENT FOR SA8 IN THE SUSTAINABILITY APPRAISAL 

The Landscape Assessment after taking into account the assessments above and covering this 

landscape with 3,000 houses and employment land is an Assessment Outcome of a Minor Adverse 

effect.  

This is an affront to the residents of Chippenham and the surrounding villages and a total 

embarrassment for Wiltshire Council.  

It is a complex landscape site, as noted by the Planning Inspector in 2017 who stated that it would 

be virtually impossible to mitigate the landscape impact to the north of the cycle track and difficult 
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to do so to the south. The rolling countryside rising to the low ridge of the North Rivers cycle track 

from both the south and north means that the land is visible for most views from east Chippenham 

and also highly visible from the surrounding higher ground of the limestone ridge. The route 

alignment description is exactly as set out in Atkins (19 February 2015) and remains impossible to 

mitigate. 

Sustainability Appraisal Objective 10 Reduce poverty and deprivation and promote more 

inclusive communities with better services and facilities  

Site 1 (together with Site 7) rank positively most high as “Major Positive” in the SA assessment 

document (page 11 of Annexe II). There are some serious questions about this assessment. 

The assessment states: “This site falls within an area where there are concerns relating to 
deprivation, as indicated by the Indices of Multiple Deprivation (IMD) 2019. Development at this site 
would create opportunities for better social cohesion.” 
 
No evidence whatsoever is given for this assertion. It is a meaningless claim. 

Leaving aside that this is a green field site that itself would have no deprivation, even looking at the 
IMD 2019 map for Chippenham, it is difficult to see where these concerns are – the areas of high 
deprivation are orange to red, and are mainly in the centre of town and to the west. 

 
 
The assessment also states: The site could 
deliver a significant level of affordable housing 
alongside employment land. This is at odds with 
the quotes from the lead developer in the past 
who has wanted to build executive style homes 
modelled on Poundbury. 
 
In terms of DAQ2, Be accessible to educational, 
health, amenity greenspace, community and 
town 

centre facilities which are able to cope with the additional demand? The site is the worst for distance 
to the town centre, as the assessment itself says “The western edge of this site is within cycling 
distance of the town centre, but walking would be more difficult”. Unfortunately, all the land 
proposed is to the east. In addition, the only secondary school near is full, there are no doctors’ 
surgeries within walking distance. This will lead to increased travel by car, or the creation of a 
Swindon style mini suburb with its own facilities disconnected from the rest of the town. 
 
The site is said to have potential to “capable of delivering a sizeable amount of public open space 
and additional community facilities.” However, this sustainability appraisal is entirely silent on the 
existing residents of Chippenham. For the residents of large areas of London Road, Hardens Mead, 
Monkton Park, they have had their access to public open space destroyed and they find themselves 
up to 2km away from the countryside that was on their doorstep previously. If a sustainability 
appraisal of these communities who now become an inner urban ward was carried out, there would 
be more chance of social deprivation and lack of inclusivity and a major adverse rating for this 
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objective. The wanton destruction of the natural capital such as river vales accessible to the people 
of Chippenham is a huge price to pay for the provision of a bit of “public open space” and a 
“community centre”. 
 
  

 

New Leaze Farm from Anscombe Bridge 1 
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7. Comments on the Chippenham Site Selection and Draft 

Plans  

CP1 What do you think of the scale of growth? Should there be a brownfield target?  

The housing need figures for Wiltshire are too high  

According to the Emerging Spatial Strategy document, the Government target for Wiltshire, 

calculated using the national “Standard Method”, is for 40,835 additional dwellings between 2016 

and 2036. Wiltshire Council have decided to increase this target to 45,630. In other words, almost 

5,000 additional dwellings.    
  

• Wiltshire Council should challenge the Government on why so many additional houses are 

needed when: 

o there is already a huge bank of sites with planning permission (around 1 million houses) 

which developers are not progressing;  

o our population has stopped growing, and  

o concreting over additional swathes of countryside will accelerate climate change and worsen 

the climate emergency;   

This is a national issue but Wiltshire Council should also be standing up for our county and 

pushing back. 

o The “Standard Method” for allocating housing targets to councils is yet another spurious 

Government formula that should be challenged. For example, does it level up housing 

expansion between the North and South of England?    

o Wiltshire Council has voluntarily increased its own baseline target by almost 5,000 additional 

houses without sound justification. This needs to be challenged. The Government target set 

for Wiltshire is already too high and Wiltshire Council should not be increasing this at a time 

of such uncertainty for population growth and the need to reverse climate change.   We all 

need to challenge these numbers to avoid irreversible loss to our precious Wiltshire 

countryside. 

 

The housing target allocated to Chippenham is far too high  

Housing development is now being focussed on the 3 larger settlements in Wiltshire on the basis 

they already have the infrastructure to support growth and can better incorporate carbon reduction 

measures, including alternatives to private car usage. Chippenham has been allocated a target of 

9,225 dwellings, which is over 20% of the total target for Wiltshire.  

• The South and East of Chippenham surrounded by particularly beautiful countryside and river 

vales, rich in biodiversity and used for exercise and wellbeing - substantial natural assets - which 

would be irreversibly destroyed by such enormous housing targets.   

• Chippenham has already seen substantial growth with over 4,000 dwellings that have either 

been built (including Birds Marsh) or approved since 2016.   
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• Over 2,000 dwellings that were approved in the previous Chippenham Local Plan to 2026 

(adopted in May 2017) have neither been built or even received planning permission, indicating 

that there may not be the need for further large-scale developments.  Wiltshire Council should 

focus on getting the existing approved sites built before allocating further sites for development.  

• The allocated target for Chippenham has doubled since the last Local Plan from 4,510 to 9,225 

homes. This is massive! Equivalent to adding another town the size of Calne.  All town 

councillors at Chippenham and Calne as well as Bremhill parish council have voted unanimously 

against this scale of development for Chippenham. 

• Prior to the Housing Infrastructure Fund (HIF) bid for road funding, the number being put 

forward for this Plan period was 3,000, which equates to predicted growth in the Chippenham 

Neighbourhood Plan Housing Needs Assessment report.  In the Emerging Spatial Strategy 

commentary, we have suggested a residual housing figure of circa 1,370 dwellings to 2036, 

would be a more appropriate allocation for Chippenham.  

• Chippenham was chosen as a focus for development based on having existing infrastructure, but 

this is not the case as the proposed sites to the South and East require a massive investment in 

building a distributor road with 2 river bridges.  The carbon footprint of creating such a road is 

huge.   Wiltshire Council have obtained a £75m grant from central government to build the road 

and river bridges.  But the public were never consulted on this grant.  Indeed, the only evidence 

of local support was from Chippenham Town Council and the Chippenham MP, who are now 

withdrawing their original support as details of the scheme have become known and they reflect 

on the tsunami of public opposition – voiced at council meetings, in the press and through an 

online petition which has been signed by over 5,000 people. This grant seems to have 

predetermined the disproportionate housing allocation to Chippenham.  Neither the houses, nor 

the road, are wanted. 

• The Sustainability Appraisal and its supporting appendices attempt to justify the selection of 

strategy CH-B which focuses most of the Chippenham Housing Market Area (HMA) housing at 

Chippenham rather than rolling forward the current strategy spreading development more fairly 

across all the towns within the Chippenham HMA. The Sustainability Appraisal is extremely 

difficult to follow and the evaluation is fatally flawed by its inherent subjectivity, which is made 

clear in para. 2.3.5 of the ISA.   

 
‘Evaluation involves forming a judgement on whether the predicted effects are likely to 
be significant. The principal technique used to assess the significance of effects is a 
qualitative assessment based on expert judgement and supported by specific evidence’ 
 

• The draft Local Plan talks of promoting cycling over private cars to minimise the carbon 

footprint.  Based on evidence to date this is not realistic (e.g., every new house at Birds Marsh 

seems to have at least 2 cars parked outside and the general trend is upwards).    

• The draft Local Plan aspires to reduce out-commuting, and the associated carbon footprint, by 

matching increased housing with increased local employment.  Currently 64% of workers who 

live in Chippenham commute to work outside Chippenham.  Improvements to the A350 (dual 

carriageway), the mainline railway (enabling London to be reached in under 1 hour since 

electrification) and access to J17 on the M4 encourage out-commuting.  The reality is that any 
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new housing development at Chippenham will attract people who work in Bath, Bristol, 

Swindon, Reading and London, generating huge carbon emissions as a result. Wiltshire Council’s 

arguments about reducing carbon emissions simply don’t stand up.  

In summary the residual housing target for Chippenham should be reduced to circa 1,370 

additional dwellings to 2036. 

 

Brownfield Sites 

There are a number of brownfield sites in Chippenham that have already been built or are in the 

process of being built – The Police Station site, the Causeway Vauxhall site, the magistrates court site 

are examples. Brownfield housing sites are described by Wiltshire Council as ‘windfall’ sites, and the 

dwellings are not included against the stated requirements for housing supply, but they should be.  

The high street is full of vacant brownfield sites, particularly since the demise of the High street for 

shopping.  It needs to be redesigned to create a smaller and more vibrant town centre with other 

redundant commercial buildings being imaginatively repurposed to provide accommodation. Such 

town centre housing would be particularly suitable with residents having no need of cars, instead 

walking cycling and using public transport.  

It seems that some of the commercial sites e.g., Bumper’s farm Industrial Estate are not fully utilised 

at present.  Rather than setting aside even more land for commercial sites around Chippenham, 

efforts should be made to accommodate more businesses on the existing commercial sites. Also, the 

first large distribution warehouse at Chippenham Gateway still remains empty after being built over 

one year ago. It would make sense to maximise use of this new site before expanding commercial 

land at Chippenham.   

In summary Wiltshire Council and the Chippenham Neighbourhood Plan team should come up 

with a strategy for redeveloping Chippenham town centre including brownfield sites, focussing 

new employment on to the existing commercial sites and minimising the destruction of our 

cherished countryside and river vales. 

 

CP2 Are these the right priorities? What priorities may be missing? How might these place 

shaping priorities be achieved?  

There are many issues with these place shaping priorities. Who developed them? Who reviewed 

them in Chippenham? These Place Shaping Priorities surely needed to be reviewed before the whole 

sustainability appraisal and site selection process proceeded and massive documents 

predetermining the outcome were developed. If the fundamentals of the process are incorrect 

everything that follows is wrong. 

For example, for the most part these concern the town centre. However insufficient attention is 

given to the relationship of the town to the open spaces of its hinterland, much of which is peri-

urban farmland.  Previous surveys have reported how much local people value that relationship, and 
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future priorities for place shaping must include those aspirations and the benefits that can be 

achieved.   

Urban communities such as Chippenham can and should be shaped positively by the relationships 

with their peri-urban green hinterlands, including farms with strong connections to local 

communities. This point is developed further in the answers to CP 12 and CP 13. So that weight 

should be given in place shaping to the social and health benefits of peri-urban spaces. This 

particularly the case when neighbouring farmland is in public ownership and its relationship to the 

local community is open to shaping by positive policies. The current PSP2, PSP3 and PSP6 should be 

amended and a new priority added to reflect the important contribution that good connections to 

progressively managed farmland can make.  This is further elaborated in CP 12 and 13. 

 

PSP1 – Development to provide new employment opportunities.  

This is pre Covid thinking in a post Covid world. Simple providing sites for employment does not 

bring employment and leads to a massive amount of out-commuting, solidifying Chippenham as a 

dormitory town. The last Core Strategy was supposedly built upon “employment led development”, 

this Place Shaping Priority seems to be “development led employment (we hope)”. In the last review 

CAUSE argued for all employment opportunities to be put around the A350/J17 infrastructure, our 

argument for J17 as a superb employment site was rejected. However, that site is now available for 

warehousing and potential office and manufacturing sites. With a good sustainable transport link to 

the town this, and other sites close to the A350, should be preferred employment land. Existing 

employment land could well become available as working from home dominates going forward.  

PSP2 – Improving the Resilience of the Town Centre.  

This is aspirational and has much to agree with BUT it is not based on a post Covid strategy of what 

Town Centres will look like. How many retail units will be permanently vacant, what will the state be 

of hospitality venues? This whole process needs to be put on hold until a complete post Covid Town 

Centre strategy is developed and we understand what major brownfield and town centre 

regeneration opportunities could exist to build affordable homes near to central facilities.  

PSP3 - Improved access to the River Avon Vale through Chippenham as an important green 

infrastructure corridor for the town.  

This is a total environmental and ecological disaster of a Place Shaping Priority. It is a priority to 

concrete over the natural environment of river vales versus building next to existing transport 

infrastructure? It is the complete opposite of what a place shaping priority should be. Besides 

destroying natural capital, it blights the lives of existing residents (for example London Road, 

Pewsham and Monkton Park) who move from being next to unspoilt countryside available with a 

short walk or cycle on existing routes, to becoming inner urban estates with a car journey needed to 

access open countryside, adding to traffic and causing additional environmental damage. This PSP 

should be removed.  
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PSP4 - Ensuring a network of well-connected footpaths and cycleways and connectivity for public 

transport across the town, to/from the town centre, and through into the surrounding countryside, 

so that more people can choose active travel and public transport as a means of getting around.  

This again appears at first glance to be a noble objective to have, but “from the town centre into the 

surrounding countryside” instead of being a few hundred yards as it is now, will become for most of 

the current residents inside these massive new development areas, a major walk or cycle just to 

reach a green field. As we stated in the previous consultation, a more than adequate set of existing 

footpaths and cycle tracks exist, quickly taking residents from town into country.  

 

This River Avon landscape from Black Bridge will be blighted by a Distributor Road bridge 

PSP5 - Linking the A4 to the A350 which will provide for a more resilient local network addressing 

traffic congestion within the town centre.  

This is a strange “place shaping priority”. It is obviously added purely to predetermine in favour of 

sites that would have the HIF Bid road going through them. 

In that context priority PSP5 should be omitted, as badly planned roads could put the currently 

productive farmland at risk. If there had to be a transport related PSP it could (and should be) 

instead “Ensure development fully exploits existing road infrastructure to minimize climate impacts 

and increase sustainable transport use".  

PSP6 - Respect the individual identities of villages within the landscape setting of Chippenham and 

their relationship to the town.  

We agree with this Place Shaping Priority. The only problem is, it is not fairly and equitable applied 

to villages such as Tytherton Lucas and Stanley in Site 1, compared to Langley Burrell in Site 7, for 

example. It also seems to be a priority considered low, and easily offset with those PSPs that build 

roads and concrete over countryside. 
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CP3 Do you agree these sites are the most appropriate upon which to build? If not, why 

not? 

This question is premature, and based on a predetermined outcome.  

The whole requirement for housing numbers and sites across Wiltshire needs to be reviewed in the 

light of a post-Covid world and the need to be serious rather than pay lip service to a Climate 

Emergency. 

Three elements of a post-Covid world need to be urgently looked at: 

1. Review the Building of sustainable rural communities in a post Covid world. 

Can small towns and villages be given an appropriate small level of development that 

supports many more people working from home and builds a critical mass for essential 

services; to regenerate rural communities with provision of Post Offices, surgeries, 

recreational facilities and primary schools. A plan that does not compromise the rural nature 

of communities but builds resilience in local communities could absorb a far higher 

proportion of the required housing numbers. 

 

2. Re-evaluate the needs of Town Centres in a post-Covid world 

Town Centres could be regenerated, as offices and retail outlets surplus to requirements 

become brownfield development opportunities. This would allow for people living close to 

central facilities and revitalizing boarded up premises. This brownfield development could 

provide affordable homes near to services and transport hubs with minimal environmental 

damage. 

 

3. Employment Land Evaluation in a post-Covid world 

An urgent survey should take place of existing businesses of their office, factory and 

warehousing requirements in a post-Covid world. It could be that vast swathes of existing 

employment land could become unused in the next 12-24 months. It could allow a 

consolidation of industrial/office capacity into specific employment sites close to existing 

road infrastructure would free up space for brownfield development. For example, Bumpers 

Farm inside the A350 in Chippenham. 

The detailed review of the case for selecting Site 1 (along with 2 and 3) is mainly set out in the 

Chippenham Site Selection Report (CSSR), the main Interim Sustainability document and its Annexe 

II. It is seriously flawed. Once again, the inherently subjective methodology is a serious weakness.  

The subjective nature of the Interim Sustainability Appraisal has already been shown above in 

respect of the choice of the Chippenham CH-B maximum development option. The same 

methodological shortcoming applies to the ISA site selection analysis and conclusions.   

 

The Chippenham Site Selection is discussed in the main ISA in 5.2 on page 32. The starting point is a 

grouping of Chippenham sites into seven areas, which is very briefly proposed and explained, but not 
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justified, on page 6 (para.16) in the Site Selection Report.  On page 27 of the report four groups are 

briefly explained but no mention is made of the other three areas.  

 

The use of this grouping deserves some attention, and comment. It is taken for granted in both the 

ISA and in the Principal Settlement analysis in the ISA Annexe II. In neither case it is discussed, let 

alone justified. The possible effect on the subsequent analysis is nowhere considered, as it should 

have been.  

 

These three reports lead to the proposal to select Site 1 for development.  The connections between 

them is unusual and needs first to be examined. The first part of the CCSR carries out a site-by-site 

analysis, with criteria different from those used in the ISA, which is then only used to exclude some 

sites. It presumably (but not explicitly) feeds into the grouping of Chippenham sites into seven areas, 

though this is nowhere justified – a regrettable omission. Though it too is not explained, the seven-

area so-called Sustainability Analysis is carried out in Annexe II and a tabulated version is then 

pasted into the ISA and then the CSSR. The ISA then produces a selective summary of the analysis in 

Annexe II, as is briefly admitted at the beginning of section 5.2.5 on p. 46 and the summary Table 5.2 

on p. 45. The CSSR then resumes and carries out a SWOT analysis on the seven areas and emerges 

with slight adjustment to the Annexe II table, still with Site 1 at the top.  

 

If correct this actual process does not map onto the diagram of the Site Selection process on page 4 

of the CSSR.  All this process confusion raises questions about the presentation, organisation and 

validity of the Chippenham Site Selection process.  

 

The validity of the analyses in each of the steps in this tortuous process is weakened by the absence 

in all of them of appropriate consideration of the value and potential of the farmland in Site 1. In the 

initial analysis of the individual sites in the CCSR, the criteria used are different from those in the ISA 

and Annexes, for reasons which are again not explained. Two of those criteria are Landscape and 

Flood Risk. Landscape is explicated as follows: “A site that creates a harmful landscape or visual 

impact that is unlikely to be successfully mitigated may be rejected”.  When it comes to the site-by-

site commentary, no reference is made to the existence of productive farms and farmland, and the 

harm which would be done to the landscape by their destruction and replacement by road and 

houses. One of several examples of this the commentary on Site 506b, which is labelled Hardens and 

New Leaze farms but then only comments on the Grade II listed Hardens farm buildings and not on 

the farm landscape which constitutes the area. If that is taken into account, it would not be possible 

to so quickly conclude that there are ‘no overriding significant impacts.’ Similarly, no attention is 

paid to the contributions that well managed farmland makes to managing water levels and flood 

reduction. These points are expanded in the sections CP 12 and 13 below. The wider concern – and 

Local Plan weakness – is that nowhere is the existence of farmland taken into account where it 

should be, in this case when reviewing landscape change.  
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The next contribution to site selection is the ISA Annexe II. There are similar presentational 

shortcomings to those in Annexe 1, which were criticised in CP1 above. If anything, Annexe II is even 

more dense and inaccessible. There are 231 pages in all, with no index or easily visible distinction 

between the sections dealing with different towns, or the sites within the towns. The opaque 

presentation is frankly an affront to democracy and ought in a sane world to be reason enough to 

abort this as a public consultation.  

 

As things stand this Annexe is crucial to the decisions that follow. The issues and questions which 

frame this Annexe appear to push the responses in a direction favourable to predetermined 

outcomes. Throughout they restrict the opportunity to take account of the positive farming futures 

set out in CP 12 and 13 responses below. Even so, proper attention should, and can, be given the 

farmland and its benefits in the Site 1 text, for example:    

 

• The Objective 1 text is one of the very few to even recognise the farmland nature of the 

area, but still attached no value to that in respect of biodiversity, habitats and protected species, and 

green infrastructure, which no doubt contributes to the subjective judgement that the adverse 

effect of building on this land is only minor.  

• In Objective 2 there is a straightforwardly false statement that 3A and 3b land ‘cannot be 

separated out’. The MAGIC map referred to in the first footnote gives the lie to that.  This is also one 

case where the lumping together of several sites gives a false impression. There are substantial areas 

of 3A land in site 506b, Hardens and New Leaze farms. Consequently, the statement in DAQ 4 that 

there would be a ‘significant loss of medium quality land’ is not correct. The question asked - will 

development here ‘result in the permanent loss of the Best and Most Versatile Agricultural land 

(Grades 1, 2, 3a)?’  The answer should simply be Yes. The conclusion of this section is the fence-

sitting ‘Moderate (significant) adverse effect. When the error on 3a land is corrected, the conclusion 

must be Significant Adverse Effect, which must in turn have an effect of the overall judgement of Site 

1.  

• Objective 3 is about using and managing water resources effectively.  Farming has a mixed 

record on this to date but publicly owned farms have the means to prioritise positive contributions 

on this, which is again missing from the text. If that farmland potential was included the effect 

should be increased from Minor Adverse to Moderate or arguably Significant.  

• Objective 4 – an objective analysis of these air quality and pollution questions would admit 

that the adverse effect of massive development of Site 1 was Significant, not another fence-sitting 

Moderate (Significant), which appears to invent a new category to allow for reduced impact.  

• Objective 5 is to minimise the impacts on climate change now and in the future. To some 

extent this replicates Objective 3. Given what is already written here about flooding risks, and the 

neighbouring Avon and Marden rivers, it is remarkable, and wrong, that the conclusion is only a 

Minor Adverse effect. If the loss of farmland that can help with soil quality and drainage is included, 

then the case for at least Moderate Effect is clear.  

• Objective 6 is about renewable sources of energy. Once again, the analysis ignores the effect 

of the loss of 700 acres of farmland with significant capacity to include sustainable energy 
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generation alongside productive progressive farming. No calculation is offered of the 

benefits/disbenefits of replacing that farmland capacity with solar panels on houses, while at the 

same time increasing carbon emissions. This is also one example of where the DAQs themselves bias 

the answers in favour of development. In these circumstances the safest conclusion would be 

neutral.  

• It is worth rehearsing the text of Objective 8 in full:  Conserve and enhance the character 

and quality of rural and urban landscapes, maintaining and strengthening local distinctiveness and 

sense of place. Here the first two DAQs reveal the bias in the process, as they obscure the Objective 

by referring only to nationally designated landscapes and then to minimising impact by building 

nicely designed houses. In addition to bias, this is arguably the most obvious example of avoiding any 

consideration of the loss of farmland and its actual and future potential. It is precisely the retention 

of the farmland in Site 1, including its two County Farms, that would make the best and most 

significant contributions to achieving this objective - not least by maintaining and strengthening local 

distinctiveness and sense of place. So, the loss of that farmland must have a Significant Adverse 

Effect.  The Minor Adverse Effect conclusion is simply not sustainable.  

• Objective 10 is about reducing poverty and deprivation. It is hard to understand how the 

building of expensive housing in the proposed ‘Chippenham suburbs’ can be talked up to be a Major 

Significant Positive Effect to this objective, as Annexe II proposes. Conversely what would be lost is 

the ability of community-oriented farms to provide ongoing job opportunities, opportunities for 

volunteering and in general to provide the ‘accessible educational, health and amenity greenspace’ 

defined in the second DAQ. Community farms can also provide the ‘public spaces and community 

facilities that support public health, civic cultural, recreational and community functions.’ That would 

in fact be a good definition of one of their key contributions, as set out in the CP12 response below.  

So that the loss of those opportunities must be weighed in the balance against the overstated claims 

of the current text. This must lead to at best a Moderate Adverse Effect, in contrast to the current 

hyper positive conclusion.  

• Objective 12 is about a vibrant and diverse local economy. Once again, the loss of productive 

peri-urban farmland on Chippenham’s doorstep is not taken into account. This Plan is looking many 

years ahead, so it is bound to consider both the actual and potential losses against claimed for gains. 

Local small-scale farms are unquestionably a contribution to a diverse local economy.  They provide 

a variety of employment and employment land in response to one of the DAQs. Development of this 

site will remove that, which must reduce its overall benefit to at best Moderate.  

 

The changed positive/negative effects resulting from a proper recognition of contributions of the 

Site 1 farmland and its future potential, would significantly alter the balance of judgement on the 

development of the area, currently set out in table 5.2 on p. 45 of the ISA. Some but not all of these 

changes would also apply to other areas, but Site 1 has the specific characteristics of its river 

boundaries, its County Farms and the large proportion of publicly owned farmland.    

 

The Site Selection process is then capped off by the SWOT exercise described on pages 32-38 of the 

CSSP. SWOT is by definition a subjective exercise, described on Wikipedia as “designed for use in the 



Chippenham Draft Local Plan: -  
Why proposals for development of the Avon and Marden Vale should be withdrawn 

 

Page 71 
 
 

preliminary stages of decision-making processes” and also “SWOT is intended as a starting point… 

Menon et al. (1999) and Hill and Westbrook (1997) suggested "no-one subsequently used the 

outputs within the later stages of the strategy". There are many other critiques of SWOT, and 

anyway a visible consensus that it should only be used at an early stage of a decision process.  So it is 

unusual, to say the least, to see Planning Officers using it in final decision making. Moreover, no 

information is provided on how many and which people participated in the SWOT process and how 

any differences of view were resolved. This is then compounded by the results of the SWOT being 

presented in an odd way – for example the first result for Site 1, is simply recorded as ‘Strength’, and 

a later one as ‘Neutral’. There is no indication of how these singular conclusions emerged from the 

SWOT review.  Last but not least, the SWOT used the Place Shaping Priorities still being consulted on 

in pages 5-6 and CP2 of the overarching Planning for Chippenham document – to which 

amendments have been suggested in CP2 above and no doubt by others. So that a provisional set of 

criteria were used to provide a conclusive recommendation in a process which is widely regarded as 

an early-stage tool, with variations which are not explained, and with no information about who 

made the SWOT judgements. The results of this are set out on p. 45 of the CSSR as the basis for the 

Preferred Options for Development of Chippenham. They are simply not credible, and should be 

withdrawn as soon as possible.  

 

As a footnote, the chart on p 42 shows conclusively that the place shaping priorities are designed to 

support development in all circumstances, as there is no room for other priorities that might 

question development as the one answer for the town’s future. As such they are exclusive of 

alternatives.  

 

Recent Flooding from north of Site 1 at Tytherton Lucas - imagine what happens next 
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Summary of Site 1 Being Inappropriate for Development 

Site 1 should not be selected as a site to build on. 

The key reasons why the selection of Site 1 is not justified include: 

a. Remote from the Main Areas of Employment. "Employment should improve the self-containment 

of the town by providing more jobs for local people”. Site 1 is less attractive to businesses looking for 

employment land as it is the most remote from the A350 which Wiltshire Council promotes as key to 

growth prospects. Instead, people with jobs outside Chippenham will be attracted to riverside 

housing and promulgate out-commuting.  

b. Avoiding the risk of flooding. Site 1 is upstream of Chippenham and will create the greatest risk of 

flooding of all sites. This would be exacerbated by a river bridge across the floodplain. The flood 

plain is regularly flooded, the closure of Maud Heath’s Causeway has greatly increased. Wiltshire has 

a declared Climate Emergency. Developers will rely on SUDS but even the use of SUDS is questioned 

in Annex II “Consideration should be given to the inclusion of Sustainable Drainage Systems to 

control the risk of surface water flooding from impermeable surfaces. As this site covers a Source 

Protection Zone, the extent to which Sustainable Drainage systems can be used may be affected.”  

c. Landscape and biodiversity. The Landscape evidence report from 2015 concludes that, for Site 1, it 

is an “area where development would be more difficult to accommodate”. Site 1 is the most visually 

prominent from Chippenham and the surrounding rural and conservation villages, still completely 

unspoilt and therefore very rich in natural riparian vegetation and wildlife, with good access via 

footpaths and the North Rivers cycle track to enjoy the countryside. Bremhill Parish have 

commission two wildlife reports on Site 1 which show the rich and diverse nature of the ecology of 

the area. Upstream of Chippenham the Avon and Marden valleys should be left undeveloped to 

allow the wildlife to flourish, undisturbed by riverside paths, domestic animals and development. 

 

d. Huge Dependence on Infrastructure. As with this site in 2015, there is a major dependence on 

infrastructure being delivered prior to this site being viable. There needs to be a main line railway 

crossing in addition to a river and floodplain crossing (on concrete piles) before the site can be 

accessed. In 2015 the Planning Inspector likened this to a string of pearls that with a link missing 

causes collapse of the whole necklace. Wiltshire Council still depends on developers providing some 

of this infrastructure. 

 

e. A premature decision with the impact of a Covid pandemic. There is a need for an urgent review 

of planning in the post Covid world. Rural areas such as ours should be evaluated for the ability for 

local provision of services, as more people work from home and need local access to shops, post 
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offices, surgeries, schools. Perhaps limited development in rural areas around clusters of villages to 

reach crucial mass of people to have these services could provide this. At the same time town 

centres and the opportunity from unfortunate failed retail and leisure businesses can provide town 

centre residential development. The time for huge green field development such as Site 1, based on 

out-commuting and on a premise of town centre services may well have passed. Indeed, the North 

Rivers Cycle Route provides solace during the pandemic to the residents of Chippenham, Calne and 

the surrounding villages, 5000 people signing a petition recently to keep the cycleway open. 

 

CP5. How can these concept plans be improved?  

General comments on the so-called sustainability appraisal: 

The sustainability appraisal objectives are incoherent, poorly laid out and, in fact, bear no relation to 

a properly conducted appraisal according to any acceptable matrix. 

The “discussions” of sustainability issues consist of descriptions of the farmland on which Wiltshire 

Council proposes to build, with little attempt to evaluate current environmental, economic, or social 

characteristics of the sites. Without these baseline evaluations it will be impossible to measure 

changes, irrespective of the directions they take. It is unacceptable to expect the public to take on 

trust any assurance about future assessments in these topics. They should have been set out in this 

Review in order for consultees to make informed appraisals of the information given. 

Wiltshire Council provides no overarching theme for its discussion of sustainability. There are merely 

disjointed statements designed to justify its selection of these farmland sites for development, and 

the imposition on Chippenham of housing targets that are based on deeply unreliable data, as 

detailed elsewhere in this response. 

Apart from the absence of baseline data, there are no quantifiable targets against which to measure 

the sustainability performance of these sites once developed. Nor does the council provide a 

detailed timeline with milestones and review dates. 

As noted above, the council provides no baseline environmental data about habitats, biodiversity, 

flora, or fauna, despite claiming at the beginning of 2021 in an absurdly sketchy infographic that 

environmental investigations and surveys had begun in January 2020. 

Greenhouse gas emissions 

In December 2020, the UK committed to a nationally declared contribution of a 68% reduction in 
greenhouse gas emissions by 2030 for the latest iteration of the Paris Accord, with a reference year 
of 1990. 
 
Wiltshire Council has made no attempt to calculate its own contribution to that target. It has no idea 
what its levels of GHGs were between 1990 and 2021. 
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The Council seems to think that it can estimate its carbon budget as a percentage of the UK’s total 
embedded and emitted carbon. Similarly, it thinks it can continue to estimate its carbon budget 
spend simply by guessing its contribution to the UK’s budget as a whole. 
 
Wiltshire Council aims for economic transformation of the market town of Chippenham with no 
regard for the consequences (intended and unintended) of failing to ensure that the growth of the 
town will not compromise the overall health, wellbeing, and security of its citizens in the near and 
medium-term future.  
 
But in 2019, the council declared a climate emergency and committed the county to net zero carbon 
by 2030. In common with its practice in this plan, it has failed since 2019 to set annual measurable 
targets for carbon reduction—targets compatible with achieving net zero by 2030. 
 
Nowhere has the council detailed how it will increase clean energy generation, or achieve reduced 
greenhouse gas emissions in the county as a whole. Nor has it attempted to identify stringent near-
term targets for emitted and embedded carbon in its development plans, least of all in this draft 
review of the Local Plan for Chippenham. 
 
The council does not seem to care that its reputation might be damaged by a failure to transition to 
green and low-carbon growth. It is most culpable for its failure to identify baseline measures of the 
county’s greenhouse gas emissions, starting in 2019 when it declared a climate emergency. It simply 
has no idea whether total embedded and emitted carbon in the county is rising (and if so, when it 
will peak) or falling (and if so, whether the decline is in line with a target of net zero by 2030). 
 
As discussed in detail below, Wiltshire Council utterly fails to assess the sustainability of 

Chippenham’s social structures by failing to disaggregate past undersupply, market signals, 

projected employment growth, demographics such as age, household types, health and social needs 

The council ignores its own data, for example, on relative deprivation in the town, simply claiming 

that this plan will benefit deprived areas that are both contiguous and non-contiguous with the 

development boundaries.  

Addressing Climate Change and Biodiversity (p 8)  

“There needs to be greater engagement at a local level to raise the game in terms of tackling climate 
change.”  

Wiltshire Council seems to expect the public who respond to this consultation to provide evidence 

that it has been for years remiss in not gathering and evaluating to justify its plans for Chippenham. 

The objective described in Sustainability Appraisal Objective 2 is mutually incompatible with the 

stated purpose of the plan as a whole - to build thousands of houses on farmland around 

Chippenham. It appears to have been included for the purposes of distracting from, and cosmetically 

enhancing, a destructive plan for greenfield sites. 
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Farming and Agricultural Needs 

Wiltshire Council fails to account for the changed circumstances for British farmers following the 

UK’s exit from the European Union, nor for the documented problems for importers of food from 

Europe and wider global markets. 

 

CP11 Should there be any development north of the North Rivers Cycle Path: 

 

 
View from the North Rivers Cycle Route between New Leaze Farm and Hardens Farm 

 
The River Marden Vale is a valued unspoilt resource for the people of Chippenham, Bremhill Parish 

and beyond. Development should not be permitted in the open countryside north of the North 

Rivers Cycle Route, between the cycle route and the Tytherton Lucas Conservation Area. This will 

allow users of the cycle route to enjoy a clear uninterrupted view to the north and east, maintain the 

unspoilt nature of the River Marden Vale for amenity and leisure and visually separate Tytherton 

Lucas from coalescence with Chippenham (Bremhill Neighbourhood Plan Policy NP.3). 

Proposals for development north of the Cycle Route is against both national and local plans and 

policies. The area is something like 2-3% of the total area proposed for development, yet a hugely 

disproportionate amount of landscape and biodiversity damage would be caused by this action.  

Plans and policies that are severely compromised by development north of the cycle track include:  
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• National Planning Policy Framework  

• Wiltshire Core Strategy   

• Wiltshire Council Assessment of the area in the Chippenham Site Allocations Plan  

• Report from the Inspector of the Examination in Public of the Chippenham Site Allocations 

Plan  

• Bremhill Neighbourhood Plan  

• Tytherton Lucas Residents Association Landscape Assessment  

The evidence base against this development is given for each area in turn: 

 

1. National Policy Planning Framework  

NPPF paragraph 170 (b) – 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);  

b) recognising the intrinsic character and beauty of the countryside, and the wider benefits 

from natural capital and ecosystem services – including the economic and other benefits of the best 

and most versatile agricultural land, and of trees and woodland;  

NPPF paragraph 180 – Planning policies and decisions should also ensure that new development is 

appropriate for its location taking into account the likely effects (including cumulative effects) of 
pollution on health, living conditions and the natural environment, as well as the potential sensitivity 

of the site or the wider area to impacts that could arise from the development. In doing so they 

should:  

a) mitigate and reduce to a minimum potential adverse impact resulting from noise from new 
development – and avoid noise giving rise to significant adverse impacts on health and the quality of 

life;  

b) identify and protect tranquil areas which have remained relatively undisturbed by noise and 

are prized for their recreational and amenity value for this reason; and  

c) limit the impact of light pollution from artificial light on local amenity, intrinsically dark 
landscapes and nature conservation.  

 

2. Wiltshire Core Strategy   

Wiltshire Council Core Policy 8 Spatial Strategy for Calne Community Area   

In CP8, there is an objective of “protecting and enhancing the important ecological value and 

landscape character of the River Marden corridor” as stipulated in bullet 3 of paragraph 5.41 of the 

Issues and Considerations of CP8.  

In paragraph 5.42 of Core Policy 8 there is the objective of using the River Marden to provide a 

“wider green infrastructure network linking Calne with Chippenham and the wider countryside”.  
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Wiltshire Council Core Policy 50 Biodiversity and Geodiversity – Sustainable development will 

avoid direct and indirect impacts upon local sites through sensitive site location and layout, and by 

maintaining sufficient buffers and ecological connectivity with the wider environment. Damage or 

disturbance to local sites will generally be unacceptable, other than in exceptional circumstances. 

  

The River Marden is identified as a Priority Habitat (Running Water) in the Wiltshire and Swindon 
Biodiversity Action Plan.  

  

 
Wild life abounds on the River Marden at Tytherton Lucas 

 

Wiltshire Council Core Policy 51 Landscape - Development should protect, conserve and where 

possible enhance landscape character and must not have an unacceptable impact upon landscape 

character, while any negative impacts must be mitigated as far as possible through sensitive design 

and landscape measures. Proposals should be informed by and sympathetic to the distinctive 

character areas identified in the relevant Landscape Character Assessment(s) and any other relevant 

assessments and studies. In particular, proposals will need to demonstrate that the following aspects 

of landscape character have been considered:  

i. the locally distinctive pattern and species composition of natural features such as trees, 

hedgerows, woodland, field boundaries, watercourses and waterbodies  

ii. the locally distinctive character of settlements and their landscape settings iii. the 

separate identity of settlements and the transition between man-made and natural landscapes 

at the urban fringe  

iv. visually sensitive skylines, soils, geological and topographical features 

v. landscape features of cultural, historic and heritage value vi. 

important views and visual amenity  

vii. tranquillity and the need to protect against intrusion from light pollution, noise, and motion and 

viii. landscape functions including places to live, work, relax and recreate.  

  

This applies to the River Marden Vale. 

  

Wiltshire Council Core Policy 58 Ensuring the conservation of the historic environment 

- Development should protect, conserve and where possible enhance the historic 

environment. 

Designated heritage assets and their settings will be conserved, and where appropriate enhanced in a 

manner appropriate to their significance, including:   
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iii. Buildings and structures of special architectural or historic interest    

iv. The special character or appearance of conservation areas   

Distinctive elements of Wiltshire’s historic environment, including non-designated heritage 

assets, which contribute to a sense of local character and identity will be conserved, and where 

possible enhanced.  

This refers to the Conservation area of Tytherton Lucas, and the listed and historical buildings of St 

Nicholas Church (Grade II*) and Scotts Mill (Grade II) within the area outlined in the Policy.   
 

3. Wiltshire Council Assessment of the area in the Chippenham Site Allocations Plan  

 

 

Bencroft Hill from the North Rivers cycle route 

The area has an attractive landscape character. The open character and strong association with the 

rivers and floodplain are important characteristics to safeguard. Development in this Strategic Area 

has the potential to reduce separation between Tytherton Lucas and Chippenham, which would 

reduce its remote and tranquil character. In addition, development would be visually prominent from 

surrounding high ground and could make this edge of Chippenham considerably more notable in the 

surrounding countryside. The options which broach the North Wiltshire Rivers Route have a higher 

potential to reduce separation between Chippenham and Tytherton Lucas. It follows that the 

strategic site options which present the greatest scale of development and therefore encroach 

further into the landscape setting of Chippenham perform the worst in terms of potential landscape 

impact, with option that broaches the North Wiltshire Rivers Route performing worst.  

The Wiltshire Council Chippenham Landscape Setting Assessment December 2014 stated: Landscape 

Quality “The landscape has a predominantly rural character particularly…to the north of the North 

Wiltshire Rivers Route cycleway”. Qualities to be safeguarded within this strategic area include: 

“Remote rural character of the land to the north of the North Wiltshire Rivers Route characterised 
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by large arable fields bound by tree lined watercourses and onward views over the expansive river 

floodplain flanked by the wooded limestone ridge to the east”.  

In addition, it states the context of the “Remote character of Tytherton Lucas with the edge of 

Chippenham appearing generally distant and wooded”.  

Development within this area “has the potential to reduce separation between Tytherton Lucas and 

Chippenham which would reduce its remote and tranquil character. In addition, development would 

be visually prominent from surrounding high ground and could make the edge of Chippenham 
considerably more noticeable”.   

  

The recommendation was to “Ensure development does not extend north of the North Wiltshire 
Rivers Route as it would substantially reduce separation between Tytherton Lucas and Chippenham 

and would increase visibility of the town from beyond Tytherton Lucas towards East Tytherton.  

  

4. Report from the Inspector at the Examination in Public of the Chippenham Site  

Allocations Plan  

Amongst the concerns identified (para 8.61) with the Submitted Plan Strategy were that the site is 

recognised as having particular adverse environmental effects that are also problematic to mitigate. 

In particular, impact on the attractiveness of the Marden Vale north of the North Wiltshire Rivers 

Route (NWRR) and possibly on the character of the Tytherton Lucas Conservation Area (CA) were 

matters of concern. Additionally, the assessment indicates that even if the housing and employment 

elements were removed from the more sensitive areas the strategy would still involve the intrusion 

into those areas of the new road and the traffic it would bring.  

 

5. Bremhill Neighbourhood Plan  

 See policy NP.3 at top of this section  

  

1. This policy supports the following Vision Statements in Bremhill Neighbourhood 
Plan. 

(b) “Appreciate our Green Environment  

(d) “An Attractive Parish”   

  

2. This policy supports the following Objectives in our Neighbourhood Plan. 

(c) “Green and Open Spaces” and “The local landscape and wildlife”   

(e) “Management of water courses and flood mitigation”   

  

The Bremhill Parish questionnaire responses showed 86% of respondents agreed it was highly 

important that the rural areas of the Parish remain unspoilt. 88% of people were highly concerned 
about maintaining separation from surrounding towns.    

  

6. Tytherton Lucas Residents Association Landscape Assessment  

A Landscape Report by independent consultants WH Landscape Consultancy, provided by Tytherton  

Lucas Residents Association for the Bremhill Parish Neighbourhood Plan  
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“Although not covered by any statutory landscape designations the river corridors and the 

surrounding countryside, particularly to the north of the cycle route, are of considerable landscape 
value, being located in a tranquil and complete rural landscape and providing the landscape setting 

for the Tytherton Lucas Conservation Area... This area has a low capacity and is susceptible to 
development. It is considered to have a High/Medium sensitivity and the magnitude of change will 

be Substantial, which will result in a Major to Major/Moderate adverse impact on the landscape 
resource, which cannot readily be mitigated. “  

  

Summary  

The Avon and Marden river Vale may not be designated as an Area of Outstanding Natural Beauty 

but it is “our” AONB as far as the residents of Chippenham and surrounding villages are concerned. 

Already there are attractive river walks and Route 403 - a national cycle route - takes advantage of 

the disused Chippenham to Calne railway bed. It is possible to walk and cycle from the Town 

Bridge in Chippenham to Castlefields in Calne without ever passing between two buildings and at 

the same time enjoy the landscape and natural environment of the river vales and the views to 

Lyneham Banks, Cherhill and Derry Hill.  

 

 
Centre right the tree lined River Marden, New Leaze Farm centre left 
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CP12 Proposed uses for Hardens Farm and New Leaze Farm: 

It is argued here, and by very many others elsewhere, that the housing numbers for Chippenham 
need to adjusted and much reduced.  Alongside that the case for prioritising development in Site 
1has been shown to be fatally flawed. At the same time, there is a credible and realistic future for 
the farmland in Chippenham Site 1 which includes the two Hardens Farms and New Leaze farm. This 
should be taken fully into account going forward. This response to CP12 outlines that positive case, 
and offers a ‘Greenprint’ for its further development.   
 

 
The absence of attention to that positive alternative is an unfortunate omission from the discussion 
of Chippenham’s future. So that this section is also a contribution to answering question CP13.  
 
The farmland in Site 1 is just over 700 acres. In all just under 500 acres of this is believed to be in 
public (Wiltshire Council) ownership. The Hardens Farms are 200 acres, and these are also County 
Farms, held in stewardship by Wiltshire Council for the public benefit. County farms originate as a 
land use reform response to the late-Victorian agricultural depression, and were then embedded in 
legislation in 1892, 1908 and 1926.  
 
“Today, they remain one of the most powerful levers that a local authority has for directly helping 
new people into farming. They are a national public asset and in England alone cover a huge 200,000 
acres. As such they have real potential to support the economic viability of local farming, to promote 
innovative farming methods, and to deliver environmentally sustainable farming.” 5 
 
A sizable area of this land is Grade 3A, Best and Most Valuable, as shown on the MAGIC map of local 
farmland quality.6 It is worth noting that some part of Site 1 has not yet been graded and it is remiss 
of the Council to propose it for development in the absence of that knowledge. As has already been 
pointed out the analysis in Annexe II of the ISA has mistakenly claimed that 3A and 3B land cannot 
be differentiated, and therefore failed to identify the two areas of 3A land in Site 1– one of which 
surrounds the Hardens Farm buildings.   

 
 

5 Graham, K et al, (2019), Reviving County Farms, CPRE   
6 https://magic.defra.gov.uk/ 

Tranquil countryside at Hardens Farm towards Bencroft Hill 
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Site 1 is bordered and defined by two rivers, the Avon and Marden, which contributes to its varied 
character and farming opportunities. Accordingly, it can be thought of as the Avon and Marden Vale 
(AMV).  It contains the two previously named working farms. Its character was briefly touched on in 
the Preliminary Environmental Assessment of Options Report (PEAOR) 7. Its rather general account 
reported that ‘the broad, flat, low-lying clay vale, is strongly characterised by the presence of the 
River Avon, River Marden and other tributaries’ (3.6.2) and that  
 
‘the lowland valley landscape comprises medium scale, mixed arable farmland with some grazed 
meadow that is strongly defined by a framework of woodland blocks and intact and predominantly 
well-managed hedgerows frequently with hedgerow trees, although in places hedgerows have been 
removed creating a more open and fragmented landscape character’. (3.6.3)  
 
Views across the generally semi-open landscape within the study area mean that the extent of views 
are contained by subtle changes in landform, localised hillocks or ridges to the east and north-east of 
Chippenham. (3.6.6) 
 
The report also acknowledges that ‘Sensitive features identified in the Wiltshire Landscape Character 
Assessment, 2005 include: 'rural tranquillity; hedgerow pattern; water bodies and water ways of 
varied character and ecological value; streamside willows and other riparian vegetation; remnant 
hay meadows; wide open views; and settlement pattern of nucleated villages with variety of 
vernacular building materials'. (3.6.5)  
 
This is peri-urban farmland. In the words of this Report ‘The quality of the landscape is influenced by 
the proximity to Chippenham settlement edge’.  It is also defined by its proximity to the Conservation 
village of Tytherton Lucas, the hamlet of Stanley, both within the larger parish of Bremhill. In other 
words, it is the neighbourhood farmland of urban Chippenham and rural Bremhill. Its destruction 
would have a significant adverse negative effect on both communities. Conversely both communities 
will benefit from its continuation and from the many opportunities there are for its improvement in 
the Plan period. Increasing attention is being given to the contribution of peri-urban farmland, for 
example the August 2020 Sustain Alliance8 report on Fringe Farming9 in and around London, which 
highlighted the benefits of peri-urban farming for increased food production and resilience, skills 
and training and new routes to local markets. It also makes the case that ‘notably this should include 
protection of the County Farms estate so it can provide land for new entrants, varied land holding 
sizes allowing farmers to progress in farming, and testing and demonstration sites of agroecological, 
nature- and climate-friendly farming systems’ (pp. 13-14) 
 
The report included specific recommendations for Local Authorities:  
 
• Those with land holdings in the urban fringe to take more responsibility for how their land is 
managed to achieve wider public benefits. 

 
 

7 part of the widely criticised Future Chippenham plans for a distributor road round Chippenham which would 

cross Area 1.   
8 https://www.sustainweb.org/ 
9 https://www.sustainweb.org/publications/Fringe-Farming-Breifing-Aug2020/ 
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• Build relationships with landowners and any tenant farmers to identify opportunities and 
barriers to growing more agroecological food and getting it into local market outlets. 
• Innovate and encourage different models of food production that include community 
engagement. 
• Adopt new models of land management such as those presented by the Ecological Land 
Cooperative, the Soil Association and the Land Trust, to allow more flexibility and progression 
for farming careers. 
• Integrate opportunities into Climate Change Action Plans and food procurement contracts. 
 
These have immediate relevance for a positive future for the Avon and Marden Vale, and will be 
returned to later in this response.   
 
Food production in peri-urban areas is often on a small scale, in smallholdings or modestly sized 

farms. One of the urban myths in some policy discussions is that small farms have no future and the 

only future is large scale agglomeration. This is not the case. The 2019 Defra Evidence Compendium 

(p. 70) shows that size of farm is not necessarily the issue but how well the farm is managed ; it 

shows that on a scale of farm profitability (defined by £ profit for every £100 of inputs) very small 

economic size farms make up 40% of the top 10% of such farms. Other evidence and argument in 

favour of small scale food production can be found in the 2017 ‘A Matter of Scale’ study  10, which 

examined productivity data, local marketing, employment, reductions in waste and motivation for 

environmental improvement – all supporting the contribution that small farms make. Further 

support for the contribution of small farms comes in the 2017 CPRE Uncertain Harvest report11 and a 

2016 Prince’s Countryside Fund Report 12 recommends actions to improve small farm futures. The 

case for small farms is increasingly being made:   

https://landworkersalliance.org.uk/wp-content/uploads/2018/10/matterofscale.pdf  

None of which is to deny that small farms have been and are under pressure and that many have 

been unable to survive. So that a ‘business as usual’ approach to farming in the Avon and Marden 

Vale is not recommended.  There is a bright farmland future for the Vale but it requires innovation 

(of which diversification is one example), funding and policy support, local connection and public 

engagement.  

British farming, large and small is already moving down the diversification path.  Defra has reported 

that “uptake of diversified activities has increased from 51% of farm businesses in 2009/10 to 66% in 

2017/18. For those farms with a diversified activity, their income from that activity accounted for 

 
 

10Laughton, R. (2017) A Matter of Scale: A study of the productivity, financial viability and multifunctional 

benefits of small farms (20 ha and less). Landworkers’ Alliance and Centre for Agroecology, Coventry 
University.  
11 Willis, G. (2017) ‘Uncertain Harvest: Does the loss of farms matter?, CPRE   
12 Winter, M. and Lobley, M. (2016) Is there a future for the small family farm in the UK? Report to The Prince’s 
Countryside Fund, London: Prince’s Countryside Fund. ISBN 978-902746-36-7 

https://landworkersalliance.org.uk/wp-content/uploads/2018/10/matterofscale.pdf
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28% of their profit in 2017/18.”13 An excellent example of successful diversification can be found 

locally at Hartley Farm at Bradford on Avon  https://www.hartley-farm.co.uk/about/our-story/.  

Local connectivity is crucial for success of this kind of diversification, which is returned to below.  

 

Emerging environmental approaches to farming are another promising form of diversification 

open to the AMV farms. Perhaps the most promising for the future of the Avon and Marden 

Vale is agroecology, simply put the application of ecological principles to farming.  Agroecology 

promotes farming practices that; 

• Mitigate climate change - reducing emissions, recycling resources and prioritising local supply chains. 

• Work with wildlife - managing the impact of farming on wildlife and harnessing nature to do the hard 

work for us, such as pollinating crops and controlling pests. 

• Put farmers and communities in the driving seat - they give power to approaches led by local people 

and adapt agricultural techniques to suit the local area - and its specific social, environmental and 

economic conditions.14 

One option for the future of the AMV can be seen in this extended discussion of agroecology:   

“So instead of the conventional, monoculture-based industrial approach which relies on external inputs, we 

need to develop sustainable, regenerative farming systems that improve the well-being of small-scale farmers, 

create diversity to make food production resilient to a changing and unpredictable climate, and produce 

sufficient food whilst enhancing biodiversity. Instead of marginalising sustainable local food producers, we need 

to put sustainable local food at the centre of our food supply, with small-scale producers feeding local 

communities, rather than being squeezed by industrial-scale global supply chains. 

Agroecological farming is needed to preserve natural resources. This includes recycling nutrients and energy on 

the farm, rather than using external inputs; integrating crop and livestock farming; diversifying species (and 

therefore genetic resources); and focusing on the ways in which crops and livestock can mutually benefit each 

other, rather than on individual species. By using organic matter and improving the soil, farmers can promote 

better plant growth. This is an agro-ecology knowledge-intensive system, but the knowledge is developed by 

the farmer through understanding local conditions and experimenting. 

Re-connecting farmers and consumers is important to help building vibrant local food economies. The aim is to 

support local producers, processors and retailers, and build links between consumers, local farmers and local 

food businesses. This means creating decentralized short supply chains, diversified markets based on solidarity 

and fair prices, and closer links between producers and consumers locally. Consumers should be able to purchase 

ecologically-produced food from small-scale producers. Short distance distribution models are also an important 

aspect for the closure of nutrient cycles, a basic need in agro-ecological farming practices. To return plant 

 
 

13 DEFRA Future Farming and Environment Evidence Compendium  ( 2019 update) PowerPoint Presentation 
(publishing.service.gov.uk) 
14 From the Soil Association web site    https://www.soilassociation.org/causes-campaigns/a-ten-year-
transition-to-agroecology/what-is-agroecology/ 

https://www.hartley-farm.co.uk/about/our-story/
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/834432/evidence-compendium-26sep19.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/834432/evidence-compendium-26sep19.pdf
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nutrients back into the loop, back to the soil, on the right spot, in the right composition and in the right amounts, 

is a complex issue. This complexity increases significantly over distance, so agroecology promotes closed 

production loop sand minimised external inputs. In this way local food economies answer the basic need for 

plant nutrients in agroecological farming practices.”  15 

There are several other online sources for agroecology 16 but there is also a successful example of it 
in practice less than a dozen miles from the AMV, Yatesbury Farm: https://yatesbury.webs.com/ 

where the principles are put into successful practice.   

One example of agroecology is agroforestry, usually combining tree planting with pasture. 

Adding trees delivers multiple benefits especially in an area where the aim is to improve landscape 

and recreation for the local population – integrating trees within the farmed landscape to create a 

patchwork where the trees complement production or are part of it. More trees in the landscape 

would also combine farming with carbon storage and, if well managed, provide landscape 

enhancement. 17   

 
For example, one option for the flood plain would be planting of suitable tree species to create a 

woodland underplanted with wildflowers which local people could visit – perhaps via a new 

footbridge across the river – i.e., the floodplains in the AMV area could become managed wetlands – 

wetlands are increasingly being recognised for their carbon storage value as well as flood capacity, 

ability to filter out pollutants etc. In agroforestry models, these areas could be grazed or left 

undisturbed. 

Fruit and horticulture also 

offer new smaller scale 

niche-farming options, 

which can sometimes be 

combined with arable and 

pastoral farms.  

From all this it is evident 

that there are innovative 

and realistic options for 

small scale farming in the 

Avon and Marden Vale, 

which have the capacity to 

improve the soil18, reduce 

 
 

15 From the ARC 2020 web site     https://www.arc2020.eu/agroecology/briefing-note-agroecology/ 
16 For example https://www.agricology.co.uk/  
https://www.sustainweb.org/blogs/nov18_agroecology_future_ukfarming/ 
17 About Agroforestry – The Agroforestry Research Trust 

18 Back to the Land, 2021, CPRE  

Avon and Marden Vale - the wooded line is the North Rivers Cycle Route 

https://yatesbury.webs.com/
https://www.agricology.co.uk/
https://www.agroforestry.co.uk/about-agroforestry/
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the carbon footprint and explore the potential for carbon capture.  Opportunities for – and the 

benefits of - engagement with local communities appears as a common theme.  Local connections 

can include local markets and interactions with residents as consumers, but extend far beyond that.  

They can also provide opportunities for employment, volunteering, learning new skills and entry into 

the farming profession – one of the original aims of County Farms.  There would also be scope for 

the kind of small-scale landholdings and micro businesses to grow food for local consumption.19    

And of course, these options could – and should - be accompanied by the provision of new 

allotments for local residents. Demand for allotments is likely to follow from developers cramming in 

houses with small ‘manageable’ gardens, alongside the benefits of growing your own at a time of 

visible food insecurity.  

 

Community ownership and support should also be explored. There are practical and successful 

examples of community farm ownership, and one model offers shares in the local farm to the local 

community.  Options could include promoting a public ownership stake in at least one of the AMV 

County Farms.  There is even a consultancy that specifically supports fresh thinking about farming 

ownership: https://sharedassets.org.uk/  

Community Supported Agriculture is a variation on ownership.20 The Soil Association defines CSA as 

a partnership between farmers and the local community, in which the responsibilities, risks and 

rewards of farming are shared.  One community supported farm has 8,000 investor members. They 

can be farmer- or community-led and produce food on one acre or hundreds. Vegetables are most 

common, but produce also includes eggs, bread, meat, fruit and dairy. CSAs are also developing to 

manage woodlands. 

Locally engaged farming would be a significant place shaping boost for the communities on both 

sides of the AMV, encouraging a sense of the important connections of the place where they live 

with the local countryside and food production – and very relevant to CP2, above.    

These innovative approaches to diversified small scale farming are not only practical but 

have several opportunities to attract funding. The first comes within the Agricultural 

Transition Plan  Agricultural transition plan 2021 to 2024 - GOV.UK (www.gov.uk) which could 

provide funding for a Local Authority wishing to invest in their council farmland to create new small 

holdings or incubator hubs for new entrants. This is being piloted in 2021 and due to launch by 

2022.21 

 
 

19 ecologicalland.coop | For a Living, Working Countryside 

20 https://communitysupportedagriculture.org.uk 

21 There is an introduction to the scheme on p 24  

https://sharedassets.org.uk/
https://www.gov.uk/government/publications/agricultural-transition-plan-2021-to-2024
https://ecologicalland.coop/
https://communitysupportedagriculture.org.uk/
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At the same time, the whole of Government support for farming is undergoing radical change after 

the departure from the European Union. Government is clearly signalling a new farming focus on 

public benefit in addition to food production. The replacement will be the Environmental Land 

Management Scheme (ELMS). This will have three components, which are still being worked 

through.   

https://www.gov.uk/government/publications/the-environmental-land-management-scheme-an-

overview 

https://townsendcharteredsurveyors.co.uk/professional-services/environmental-land-management-

schemes-elms/   

As they currently appear, two of these (Sustainable Farm Incentive and Local Nature Recovery) 

should provide opportunities for funding the innovative farming approaches described above, in the 

AMV. The SFI is broad based and covers farm land and will set standards for how land is managed for 

environmental improvement. The Local Nature Recovery component seems likely to enable local 

priorities to be addressed, including improving or connecting up habitats, landscape and public 

access, as per the published Agricultural Transition Plan:  

 “Local Nature Recovery will focus on: creating, managing and restoring habitats such as woodland, 

wetlands, freshwater, peatland, heathland, species-rich grassland, and coastal habitat, as well as 

connecting isolated habitats to form networks; natural flood management; species management; 

rights of way, navigation and recreation infrastructure; education infrastructure, events and services; 

and geodiversity and heritage asset management.” 22Agricultural transition plan 2021 to 2024 - 

GOV.UK (www.gov.uk) 

Locally engaged small scale food production should also be eligible for charitable funding.  

 

Conclusion 

This is strong evidence that recent innovative developments in farming methods offer promising 

opportunities for refreshed, small scale farming on the Avon and Marden Vale, which are in tune 

with emerging Government thinking on funding. These could also provide significant health, 

consumption and recreation benefits for the local community, including of course the people of 

Chippenham. The available benefits also include biodiversity / wildlife increase, carbon reduction, 

improved water and air quality, public access and landscape enhancement.    

The publicly owned land in the AMV (currently designated as Site 1) provides the ideal opportunity 

to begin a change process to take advantage of these opportunities at time when food production 

 
 

22 referenced above. This extract is from p33.    

https://www.gov.uk/government/publications/the-environmental-land-management-scheme-an-overview
https://www.gov.uk/government/publications/the-environmental-land-management-scheme-an-overview
https://townsendcharteredsurveyors.co.uk/professional-services/environmental-land-management-schemes-elms/
https://townsendcharteredsurveyors.co.uk/professional-services/environmental-land-management-schemes-elms/
https://www.gov.uk/government/publications/agricultural-transition-plan-2021-to-2024
https://www.gov.uk/government/publications/agricultural-transition-plan-2021-to-2024
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and food security are rapidly rising up public concerns and policy priorities. The County farms should 

over time be the catalysts for wider change.   

The recommendations emerging from this analysis are: 

✓ first and foremost, the retention of this Avon and Marden Vale land for a progressive 

farming based, locally connected future, and the removal of the land from any development 

priorities.  

✓ Early discussions between the representatives of Chippenham and Bremhill Parish about the 

future options, particularly the future of the County Farms and other publicly owned 

farmland in the area. 

✓ To include any local farmers who are interested in these options. 

✓ An accompanying and parallel public debate, informed by appropriate outside expertise. 

 

Summary 

There is ample evidence of opportunities for developing a positive, community-oriented farm-based 

vision for this area as a 2021 alternative to roads, concrete and Chippenham suburbs. Opportunities 

that are not only in tune with the best of today’s farming, but could be in tune with developing 

Government policies and attract significant funding.  

There is more detail to be considered and some blue sky thinking to be cultivated.  In discussion with 

local people. Probably but not necessarily beginning by pressing for restoring the County Farms to 

their original purposes, including encouragement of new entrants into farming and connections with 

the local community. County farms should deliver wider public goods –being managed in ways that 

do more for the community and the environment – be that better public access or chances to 

volunteer on food growing, better soil, water and carbon management for example and expansion of 

wildlife.  Towards a green Avon and Marden Vale.  

 

CP13 Other important factors that need to be considered in planning for Chippenham 

There are innovative ideas that need to be considered in developing Chippenham in the future 

outlined in our response to CP12, to develop a greener future for the Avon and Marden Vale. 

The climate crisis and the pandemic have combined to render obsolete Wiltshire Council’s 

ideologically driven and longstanding policies on house-building that encouraged developers to 

alight on Chippenham as a town where the county planning authority was very happy to unlock land 

for building. Wiltshire Council has had therefore to concoct excuses for maintaining a stance that, as 

time goes by, becomes steadily more untenable. Their excuses are simply that. The council fails to 

provide robust and proportionate evidence. 
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Household projections are only a starting point. Wiltshire Council fails to disaggregate past 

undersupply, market signals, projected employment growth, demographics such as age, household 

types, health and social needs. Actual household sizes should determine, for example, specified 

bedroom numbers, housing types, and tenures. Wiltshire Council also fails to disaggregate and 

account for: 

o concealed households 

o disabled and older people living in institutional settings because of a lack of suitable housing 

stock 

o Overcrowded households 

o Homeless sofa surfers 

o Existing housing stock that age and disrepair have made unsuitable 

o Existing housing stock that is no longer suitable for owners who cannot access affordable 

housing suitable for their needs 

o Existing housing stock that is unsuitable for households with young children or teenagers. 

There isn’t actually a housing crisis for the more affluent who typically can service the mortgages for 

second homes, buy-to-lets, for large dwellings in relatively large grounds, and who already have 

property. Land owners have been able to release land for building low density medium sized houses. 

Land bankers release land opportunistically when they judge they can maximize profits. Low-density 

single-family-home land-use planning has come to be seen as an apolitical norm, with advantageous 

financial arrangements compared to alternatives. It creates a political constituency wedded to car 

dependence regardless of other positions (https://bit.ly/39mMm5a). 

Suburban sprawl, such as that proposed for Chippenham, can be seen as the effect of state capture 

by the car-dependent transport system, rather than an outcome of citizen preferences (as it is often 

presented). One analysis of housing requirements notes that venal attitudes among supporters of 

the dominant housing market model include— 

o a desire to see house prices continue to increase 

o A tendency to rationalize problems such as car dependence as “congestion” 

o A reluctance to pay for local services that they don’t use such as bus subsidies. 

But a first-time buyer earning £30,000 cannot afford an average Barrett or Persimmon house in 

Chippenham unless he or she has more than half the asking price in savings. 

Wiltshire Council equates road-building with demonstrating its competence in policy making. It 

presents low-density single-family-home land-use planning as an apolitical norm. It offers 

advantageous financial arrangements to developers compared to alternatives. It has created a 

political constituency wedded to car dependence regardless of other positions. 

(https://bit.ly/39mMm5a) It completely ignores low-cost forms of housing tenure, e.g., increased 

provision of housing association/council housing where housing prices are not driven by market 

forces. 

https://bit.ly/39mMm5a
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The emerging spatial strategy conveniently omits to cite the Wiltshire Local Plan Review Scale and 

Distribution of Growth (Regulation 18 consultation) Report of Informal Consultation with Town and 

Parish Councils (April 2019) in which:  

 

•  Chippenham consultees broadly stated a preference for “high quality design with green 

infrastructure and recreation routes linking existing community to the countryside” 

 

•  they preferred to place development towards the south and south east of the town with the 

remaining numbers being accommodated by smaller sites around the periphery of the 

settlement boundary along with a significant number within the town itself in the form of 

brownfield development.  

 

•  They highlighted “a number of potential constraints were highlighted in attempting to 

accommodate the level of growth being proposed including the loss of agricultural land, 

impacts on air pollution, building in flood risk zones (and the impact of climate change on 

this constraint), traffic congestion, the capacity of the road infrastructure to adapt and 

accommodate this level of growth along with concerns over the viability of proposed 

solutions to the current levels of congestion within the town; 

 

•  Chippenham consultees supported “a southern link road which was seen as a more viable 

solution to relieve current congestion.” 

 

Wiltshire Council has disregarded every single one of these preferences on the part of Chippenham 

people.   



Chippenham Draft Local Plan: -  
Why proposals for development of the Avon and Marden Vale should be withdrawn 

 

Page 91 
 
 

8. Conclusions 

 

As seen above the 38 degrees petition has been signed by over 5,300 people as of Monday March 8th 
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As can seen above the 38 degrees petition has been signed by over 5,300 people as of Monday 

March 8th. 

Chippenham Town Council have unanimously voted against this scale and form of development. 

Calne Town Council have unanimously voted against this scale and form of development. 

Bremhill Parish council have unanimously voted against this scale and form of development. 

 

SAVE OUR AVON AND MARDEN VALLEYS! 

STOP THE ROAD! 

NO TO THE HOUSING! 
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1. INTRODUCTION 

1.1 Pegasus Group is instructed to submit representations to the Wiltshire Local Plan 

Review on behalf of Barratt Homes (Bristol). Barratt Homes control around 30 

hectares of land off Westbury Road, Warminster and are promoting it for residential 

development. A site location plans for the site is included as an appendix.  

APPENDIX 1: SITE LOCATION PLANS 

Structure of the Representations 

1.2 These representations are structured around the following consultation documents: 

• Emerging Spatial Strategy; 

• Addressing Climate Change and Biodiversity Net Gain; 

• Interim Sustainability Appraisal; and 

• Planning for Warminster. 

1.3 We have also provided an overview of the land being promoted and appended a 

Technical Delivery Document for reference.  

1.4 An executive summary of the key points within these representations are provided 

below: 

Housing Requirement 

• Whilst we support a higher housing requirement, there are concerns that 

the LHNA is based on evidence which is too old to have captured recent 

market signals, particularly in respect of employment data. This evidence 

base should be revisited and refreshed to ensure the Council is planning 

appropriately for the development needs of the county; 

• The proposed plan period needs to be extended to ensure compliance with 

the NPPF. This would require an extension to 2038 as a minimum; however, 

we would advocate for an extension to 2040 to provide an additional 

contingency in case of delays; 
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• There does not appear to have been any consideration to uplift the housing 

requirement on the basis of meeting affordable housing needs. Indeed, the 

evidence suggests this would be something worth exploring at least and a 

modest increase to the housing requirement could ensure that all affordable 

housing needs are met effectively. 

The Spatial Strategy 

• Given the deficiencies of the Core Strategy in achieving several of its key 

aims, it is concerning that the Council have assumed rolling forward its 

development distribution is a sound approach. Rising affordability issues, 

increased levels of out-commuting and the need for a radical response to 

the climate emergency requires at least a consideration of an alternative 

approach to distribution between the HMAs to be considered, even if this is 

ultimately to be discounted.  

• Neighbourhood Plans will, no doubt, have a role to play; however, the plan 

needs to clearly define this, including the development needs to be planned 

for within NHPs. Care also needs to be taken to ensure that deferring 

decisions to NHPs will not adversely affect the delivery of housing.  

• Whilst maximising the potential for delivery on brownfield sites is supported, 

it is difficult to see what the benefit of identifying brownfield targets is in 

realising this. A conservative windfall allowance coupled with the 

identification of large brownfield sites at allocations will ensure a reliable 

estimate can be built into projections, without having a potentially adverse 

impact on housing land supply. 

Trowbridge Housing Market Area 

• Trowbridge's role as a principal settlement within Wiltshire means that it 

should be a focus for continued growth. However, existing commitments 

and constraints around the majority of the town means that development 

at Hilperton is the only logical location for further growth over the plan 

period. 

• Our concerns with the evidence base on which the housing requirement has 

been disaggregated notwithstanding, a reduced requirement over the plan 

period for Trowbridge makes sense given potential deliverability issues. 
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• The identification of land for development to deliver housing beyond the end 

of the plan period is supported on the basis that there is an opportunity at 

least to deliver more housing in the plan period. 

• However, uncertainty around delivery on the Ashton Park allocation coupled 

with the short plan period means that delivering the identified housing 

requirement in the plan period may not be feasible. This may need to be 

mitigated through additional site allocations at Trowbridge or elsewhere 

within the HMA (e.g. Warminster).  

Addressing Climate Change and Biodiversity Net Gain 

• We are supportive of measures to reduce carbon emissions and improve 

biodiversity within the county. Any development management policies will 

need to take account of any emerging legislation or policies at a national 

level. 

• The de-carbonisation of transport will be important in reducing emissions 

and there is no justification for a more dispersed approach to development 

as a result. However, analysis has shown that self-containment has 

deteriorated within the county with increased levels of out-commuting to 

locations such as Bath, Bristol and Swindon, the majority of which is done 

by car.  

• Improving the self-containment of the county's principal settlements and 

market towns should still be a focus of the plan; however, the failures of 

the Core Strategy means that the approach to achieve this needs some 

further consideration. 

Planning for Warminster 

• It is not clear why higher levels of growth were not considered at 

Warminster, other than a desire for a period of consolidation as the WWUE 

comes forward. The decision to simply roll forward the Core Strategy 

requirement is not a reflection of the settlement's actual capacity to 

accommodate growth beyond that which has already been committed.  

• In any event, simply extending the plan period to 2038 as a minimum would 

uplift the requirement at Warminster sufficiently to require the release of 



Barratt Homes (Bristol) 
Land off Westbury Road, Warminster 
Representations to the Wiltshire Local Plan Review Consultation 
 
 

 
MARCH 2021 | DM | P19-2831 Page | 4  
 
 

greenfield land to meet its development needs. Affordability issues have 

been exacerbated by the failure to deliver the WWUE in a timely manner 

and there is a concern that delivery rates will not be high enough to 

effectively address this. A more ambitious housing requirement would 

support the delivery of affordable housing and help to reverse this trend. 

• Further growth could also be justified in the context of a concerted effort to 

improve the settlement's self-containment. If the ambitions of the Core 

Strategy on this matter are to be realised, it must be accepted that 

sustainable development, that grows the working-age population and 

creates the commercial scale necessary for business investment and 

employment is critical. A greater scale of growth could be justified on the 

basis that it would deliver the critical mass required to attract inward 

investment to better balance the jobs to resident workers ratio whilst 

securing additional facilities which would, in turn, improve self-containment 

and deliver on the wider environmental and economic goals of the plan. 

Land off Westbury Road, Warminster 

• Assuming that greenfield sites are required to meet an uplifted housing 

requirement at Warminster, then Barratt Homes' site off Westbury Road 

would be an excellent candidate.  

• Barratt Homes envisage the next natural extension to the settlement to be 

along the corridor between Westbury Road and the railway line. Barratt 

Homes control land that would be capable of delivering a significant urban 

extension to the town with a range of supporting uses alongside housing. 

However, given that the residual housing requirement for Warminster over 

the next period will be significantly less than this figure, a smaller 'first 

phase' for around 200 dwellings is being promoted for allocation within the 

emerging Local Plan. 

• The site has been subject to a comprehensive suite of technical work which 

has informed an indicative masterplan for the site's development and shows 

how the identified constraints can be overcome. 

• The site is sustainably located, available and suitable for development. It is 

backed by a reputable housebuilder and would be capable of coming forward 

within five years of permission being granted. It is the logical option for 
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further growth at Warminster, should a need for greenfield sites be 

identified.  

• Barratt Homes would be committed to bringing the site forward promptly 

for development and would support the local plan process by submitting an 

early planning application. This would allow permission to be granted swiftly 

and housing delivered in the early years of the plan period. 
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2. EMERGING SPATIAL STRATEGY 

Housing Requirement 

2.1 The Standard Method is the starting point for all local authorities in establishing the 

Local Housing Need (LHN) which forms the minimum quantum of housing to be 

delivered over the plan period. Whilst the of 40,835 figure is not the most up to 

date based on the latest datasets, the latest figure remains around the 40,000 

dwelling mark and so we are largely happy with the figure that has been identified.  

2.2 As noted in the consultation document, the Council has used the conclusions of the 

latest SHMA (April 2019) to suggest that this minimum figure should be uplifted to 

45,630 dwellings. This to align the projected increase in resident workers with the 

number of additional workers needed to fulfil the forecast jobs growth. 

2.3 The PPG is supportive of uplifting the minimum requirement where there are sound 

reasons for doing so. Whilst this would ordinarily be a sound approach, we note 

that much of this evidence is now out of date and should really be reviewed. Indeed, 

much of this evidence base has not taken into account the potential impacts of 

Brexit or the COVID pandemic and so should be re-visited accordingly. The 

Employment Land Review (ELR) and Functional Economic Market Area Assessment 

(FEMAA) were prepared in 2018 and 2017 respectively and have been used to 

inform the SHMA. These need to be revisited and refreshed.  

2.4 Another factor worthy of consideration is the need to boost the affordability of 

housing across the district. If one looks at the affordable housing needs of the 

district outlined in the SHMA, we note that there is projected to be a need for 

around 14,376 households in need of affordable housing which equates to 36.9% 

of the overall housing requirement for Wiltshire.1 However, it is important to 

recognise that this need is based on a relatively stringent assessment of 

affordability insofar as it is only households that would be eligible for welfare 

support that are counted within the identified affordable housing need. There are 

likely to be other households who are spending a high proportion of their gross 

income on housing costs but who are not eligible for welfare support (in terms of 

their housing) and are therefore not counted. Given that the assessment focusses 

on only those households with the most acute housing needs, the affordable 

housing need identified should be considered as a minimum. 

 
1 Figures 53 and 56 of the 2019 SHMA. 
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2.5 Whilst this figure is not massively out of kilter with the Core Strategy's Affordable 

Housing requirement, one needs to bear in mind that 30-40% affordable housing 

will not be delivered across every site. Windfall development (typically minor 

schemes of 9 dwellings or less) is generally not subject to affordable housing 

contributions and viability issues often see reduced (if not nil) contributions on 

brownfield/regeneration sites. Furthermore, large strategic development which 

often requires significant up-front infrastructure to be delivered can also see 

affordable housing contributions reduced on viability grounds.  

2.6 Looking at the data, a total of 7,061 affordable dwellings were completed between 

2009/10 and 2019/20, against a minimum housing requirement of 21,000 

dwellings over the equivalent period. This equates to 33.6%, which is short of the 

minimum requirement identified in the SHMA (36.9%), albeit we accept it falls 

within the 30-40% target of the Core Strategy. 

2.7 Whilst the revised Standard Method was ultimately abandoned by the government, 

we would note that it had a greater focus on affordability. Areas with significant 

increases were those where the gap between house prices and incomes was 

greatest. Wiltshire's housing requirement was increased by around 50% which 

indicates there are significant underlying affordability issues within the district 

which need to be addressed. 

2.8 Indeed, it is our view that the housing requirement could be uplifted beyond the 

higher figure that has been identified in the interests of ensuring that a sufficient 

level of affordable housing should be delivered over the plan period to meet the 

identified needs. This increase would not need to be huge, a relatively modest 

increase could secure the additional affordable housing needed. This should be 

explored further by the Council. 

2.9 However, the single biggest influence on the housing requirement is the fact that 

the plan period needs to be extended in order to ensure compliance with paragraph 

22 of the NPPF, which requires strategic policies to look ahead over a minimum 15-

year period from adoption. The Local Plan Review is not scheduled to be adopted 

until 2023 at the earliest which means that the plan period will need to be extended 

to 2038 as a minimum. This would add around 4,000-5,000 additional dwellings 

onto the housing requirement to be distributed to the identified HMAs. Ideally, we 

would suggest extending the plan period to 2040 to guard against any potential 
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issues/delays associated with the plan. Again, this would increase the housing 

requirement to around 8,000-10,000 dwellings to be distributed across the HMAs. 

Delivering the Spatial Strategy 

2.10 Limited emphasis appears to have been placed on ensuring that any adopted spatial 

strategy is effective and deliverable. Whilst there has been significant take up of 

neighbourhood planning (NHP) across Wiltshire, the concern is that deferring the 

allocation of land for development in NHPs may delay growth, potentially via a 

concerted effort of parish councils to constrain growth in certain locations.  

2.11 Appropriate safeguards will need to be in place to ensure that where there are 

delays to plans coming forward, this does not adversely affect housing delivery. 

However, even with an appropriately extended plan period, there is a concern that 

there will be limited time in which to prepare a subsequent Site Allocations Plan to 

address said delays and would not be supported on that basis. 

2.12 The Local Plan needs to be mindful of the risks associated with deferring too much 

of the decision making to NHPs which could potentially lead to further the housing 

land supply issues in the short-medium term. 

Brownfield Targets 

2.13 Whilst we support a 'brownfield first' approach in terms of delivering sustainably 

located development, it is difficult to see the point of setting individual brownfield 

targets. There is already in principle support for their development and a robustly 

calculated 'windfall' allowance accounts for their delivery within any delivery 

projections. 

2.14 The key to unlocking brownfield sites for development is simply making them 

available and viable to be redeveloped. Delivery can be slow, unpredictable and 

abnormal costs can lead to viability issues which, in turn, may reduce affordable 

housing contributions. Simply setting a brownfield target offers no actual practical 

solution to encourage their delivery. 

2.15 There is a concern that an overly optimistic view of the potential supply from this 

source will have significant implications for housing delivery over the plan period if 

it does not come forward at the anticipated rate.  
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2.16 Furthermore, development tends to be higher density on brownfield sites with a 

greater proportion of apartments and smaller units being delivered which may not 

be suitable for all occupants. Brownfield sites are not conducive to delivering larger 

units for families and so the Council needs to ensure an appropriate balance is 

struck in terms of the mix and type of housing which is ultimately delivered. 

2.17 The concern is that the setting of brownfield targets will simply be used reduce the 

residual requirements for individual settlements without due consideration to what 

the actual housing requirements of those settlements are. There needs to be an 

acknowledgement of the limitations of brownfield development and a more robust 

approach to ensuring that an appropriate quantum and type of housing is delivered. 

2.18 Furthermore, the Council have acknowledged the unpredictability of brownfield 

sites coming forward and, whilst they are committed to reviewing this source 

through further iterations of the Local Plan, adjusting the projections every five 

years or so does not provide certainty and hinders strategic planning over the long-

term.  

2.19 The example that the Council has provided for Salisbury saw reasonable levels of 

brownfield development come forward between 1997-2007, but this tailed off 

significantly from 2008-2018. This simply highlights the unpredictability of this 

source of housing delivery. 

2.20 A conservative windfall allowance should be identified for the district which could 

be disaggregated to some extent between individual settlements and adjusted 

depending on the known scope for development at certain settlements.  

2.21 Large sites can be identified as formal site allocations and the soft target can then 

be adjusted accordingly so there is no double counting and the anticipated delivery 

remains robust. If delivery exceeds expectations in this context, then the overall 

housing supply will have been boosted in the context of a nationwide housing crisis. 

If delivery does not exceed expectations, then a contingency will have been built 

in to ensure that this does not have a dramatic impact on the housing land supply. 

This is the approach that should be adopted.  

Distribution of Growth 

2.22 Following our comments in respect of the overall Housing Requirement, the concern 

is that the distribution of growth between the HMAs is based on evidence which 
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was prepared some time ago and has not considered the potential impacts of Brexit 

or the COVID-19 pandemic on growth at a county wide or HMA level. It is our view 

that this will need to be revisited if the proposed distribution between HMAs is to 

be considered robust. 

2.23 Furthermore, the table at paragraph 2.17 is potentially misleading. The Standard 

Method does not differentiate between housing market areas and simply sets the 

minimum requirement for the entire district. Presumably, the disaggregation of the 

housing requirement between HMAs has been informed by the LHNA, although this 

is not obvious. It should be made clear that it is not the Standard Method which 

has done this. 

Alternative Development Strategies 

2.24 Paragraph 2.19 states that the starting point for the Local Plan Review (LPR) is to 

carry forward the Core Strategy's distribution between the HMAs, and then test 

different options for distribution within them. 

2.25 The Council's position is that the Core Strategy distribution has been found to be 

sound and so doesn't need to be revisited. However, a Core Strategy review 

requires all policies to be reviewed, including the spatial distribution strategy. We 

would expect to see at least a consideration of how housing could be distributed 

between the HMAs, even if they are ultimately to be discounted. Indeed, even 

modest shifts in the way growth is distributed across the County could yield 

significant benefits in sustainability terms and are worth considering. 

2.26 Furthermore, a more wholistic approach to reviewing the Core Strategy would be 

justified given that it has had a number of shortcomings in recent years. We discuss 

these further below. 

2.27 We would highlight that housing delivery since 2006 has fallen behind the Core 

Strategy's targets. Indeed, when one uses MHCLG housing stock data (as advised 

by government guidance) delivery is shown to be behind the Council's published 

levels by 7.5%. The picture in certain settlements is particularly dire, especially 

where delivery has been poor. Warminster, for example, has delivered just 60% of 

its target housing since 2006. 
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FIGURE 1: WILTSHIRE HOUSING DELIVERY NUMBERS 

2.28 Furthermore, the Council confirmed in December 2020 that it cannot demonstrate 

an up-to-date housing land supply.2 The stated position is that the Council can 

demonstrate a supply of 4.56 years, however, this represents a best-case scenario. 

This simple reason for this is that deficiencies with the Core Strategy meant that a 

sufficient amount of deliverable land has not been able to come forward over the 

plan period to satisfy demand. This indicates the strategy has at least some 

deficiencies which need to be reconsidered. 

2.29 We would also note that a key priority for the Core Strategy was to reduce levels 

of out-commuting; however, commuting levels have almost doubled when one 

compares the latest data to that which was used to inform the Core Strategy.3 This 

represents a major failure to address one of the highest priorities of the current 

Local Plan. 

2.30 The consequence of these failures has seen neighbouring towns pull ahead of 

Wiltshire's market towns in development terms, pulling ever greater numbers out 

of the county to access employment and services. Furthermore, this has hindered 

the ability of Wiltshire's market towns from achieving the necessary commercial 

 
2 Wiltshire Housing Land Supply Statement, base date April 2019 (December 2020). 
3 Out-commuting was considered as in need of attention when assessed for the WCS 
using 2001 commuting data. Comparing this to 2011 data, plus subsequent workforce 
growth, demonstrates that out-commuting will have, at the very least, doubled relative 
to the data used to inform the current plan. 
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scale to attract investment and jobs which, in turn, has also prevented them from 

becoming more self-contained and reducing out-commuting as a result.  

2.31 To simply assume that rolling over the spatial distribution approach of the Core 

Strategy is sound when it has failed to deliver on a key aspect of it is not a sound 

approach to plan-making. There needs to be a review of the spatial distribution of 

development at a County level, rather than simply assuming the current strategy 

can be rolled forward on the basis it has been found sound, when empirical evidence 

indicates there are significant flaws with it. 

Trowbridge Housing Market Area 

2.32 We welcome the consideration of a range of distribution options within the HMAs 

and the fact that these have been subject to detailed assessment. As expressed 

above, our concern is that this has been done using evidence which needs to be 

updated and reviewed in order for the entire spatial strategy to be considered 

robust. 

2.33 Nevertheless, below we consider the distribution within the Trowbridge Housing 

Market Area. 

2.34 We support the conclusion that a more dispersed approach to housing would have 

significant adverse impacts in terms of delivering sustainable patterns of 

development. As such, this option would be less preferable to the other two 

alternatives identified. 

2.35 We note that the Council considers there to be little difference between rolling 

forward the Core Strategy distribution and looking to allocate greater levels of 

development at Westbury. Trowbridge is constrained in its ability to grow without 

impinging on the Bath and Bradford-on-Avon SAC to the south-east and Green Belt 

to the north-west.  

2.36 Ultimately, Trowbridge's status as a principal settlement within Wiltshire means 

that it is among the most sustainable locations for further growth. The Council 

should, therefore, be looking to direct a significant proportion of growth toward it. 

Whilst there are opportunities for expansion, we note that much of the settlement 

is constrained which means that the plan will need to be realistic in terms of what 

it can expect to come forward here, unless it is willing to explore exceptional 

circumstances necessary to release land from the Green Belt. Setting a 
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conservative housing target, even if the ambition is to exceed this, seems sensible 

and will allow a greater level of housing to be distributed elsewhere within the HMA 

whilst reducing any potential risks to delivery. 

2.37 For Warminster, we note that the higher than anticipated quantum coming forward 

at the WWUE means that the identified residual requirement has largely been met. 

However, it is not clear why a higher quantum of development could not come 

forward here, beyond a simple desire for a period of consolidation or perception 

that it has 'had its fill'. The settlement remains a highly sustainable location with 

excellent access by road and rail and is capable of accommodating further growth, 

especially now that a strategy to mitigate phosphate impacts has been agreed with 

Natural England. 

2.38 Notwithstanding the matters discussed above which would uplift the overall housing 

requirement (which would increase Warminster's requirement proportionately in 

turn) there are other considerations which should lead the Council to look more 

closely at uplifting the requirement for Warminster. 

The Need to Improve Self-Containment 

2.39 One such consideration is for the purposes of delivering genuinely sustainable and 

self-contained settlements. As touched on above, out commuting has actually 

increased over the plan period, despite an aspiration for this to have reduced. The 

failure to reverse the growing wave of out-commuting from Wiltshire is indicative 

of an area that has fallen behind its neighbours in development and economic 

development terms. This is largely because the County has not been able to provide 

attractive enough business and employment locations to compete with those at its 

boundaries such as Bath, Swindon, Bristol and Andover. With the exception of 

Salisbury, its towns have not been developed to a sufficient scale to attract 

significant businesses and inward investment, despite individual visions for the 

market towns to achieve precisely this, being set out many years ago for the 

current WCS. 

2.40 This lack of commercial scale today is essentially acknowledged in the town profiles 

prepared by Wiltshire County Council in 2017 as part of the Local Plan review9. 

Trowbridge and Warminster are identified as key employment and administrative 

centres whose roles should be strengthened. The Warminster Profile acknowledges 

the Vision for the town in the WCS, indicating that an increase in future housing in 
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Warminster is needed to ”facilitate the delivery of improved services and facilities 

in the town.”  

2.41 The town profiles also highlight the lack of local workplace employment growth in 

these towns, which immediately demonstrates the challenge of achieving the 

Visions set out for them. This is further evidence of how Wiltshire’s growing 

workforce is not being employed locally in these towns. 

2.42 The need to deliver greater levels of self-containment at settlements like 

Warminster is also crucial to de-carbonising transport, maintaining the vitality and 

viability of its high street and reduce dependence on the private motor vehicle 

which will all bring social, economic and environmental benefits with them. The 

Local Plan needs to consider what the impacts of the WWUE will be in terms of 

improving self-containment and whether there are benefits from delivering growth 

beyond this to support the provision of new jobs, infrastructure and services to 

boost self-containment. 

2.43 If the stated Visions for Wiltshire’s towns are to be realised, it must be accepted 

that sustainable development, that grows the working-age population and creates 

the commercial scale necessary for business investment and employment is critical. 

As is the identification of employment land to provide local employment, accepting 

that said commercial scale will need to be achieved before demand for employment 

space materialises. In the meantime, given the level of out-commuting the 

currently exists, it will be equally critical to ensure residential development is 

located within sustainable transport corridors that offer fast connections to the 

region’s employment centres such as Salisbury, Bath and Swindon.  

2.44 The relevance and importance of the county’s rail links will be key in establishing 

better use of sustainable transport methods. Given the failure to date to address 

out-commuting, the next best option is to ensure that those who do leave the 

county to work do so via sustainable means and along corridors between their 

places of work and residence that allow for this.    

Address Affordability Issues 

2.45 Within the Trowbridge HMA, house price inflation has been dramatic since 2006, 

and especially since 2012 when the rapid expansion to the labour market began. 

House price inflation at Warminster (41%) has been second only to the desirable 
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Bradford on Avon (46%) within the Trowbridge HMA. There is a concern that 

delivery from the WWUE will be controlled which will compound affordability issues. 

2.46 There is a concern that the reliance on the WWUE to deliver the vast majority of 

the residual requirement, coupled with the fact that the release of housing will be 

controlled to ensure that house prices are not suppressed through an influx of 

additional dwellings means that these affordability issues will not be addressed 

under the proposed approach.  

2.47 Addressing housing affordability was a key focus of the Core Strategy when it was 

adopted and with dramatic house price inflation having exacerbated this issue, it's 

hard to conclude that this should be less of a priority for the Local Plan Review.  

Deliverability Issues at Trowbridge need to be addressed elsewhere in the HMA 

2.48 The final point is that there are significant deliverability concerns with housing at 

Trowbridge. This is not so much an issue with the proposed allocation to the north-

east of Hilperton, but the continued delays to the Aston Park allocation from the 

Core Strategy. It was resolved to grant planning permission at committee back in 

April 2018; however, almost three years later the site still has not formally been 

granted planning permission. The site was meant to be the main contributor to 

meeting Trowbridge's housing requirement over the Core Strategy plan period. 

With five years left to go, there are serious concerns that not even a single dwelling 

will be delivered on the site within the proposed plan period.  

2.49 The intention was for Ashton Park to deliver around 2,600 dwellings by 2026. The 

Site Allocations Plan acknowledged that this was not going to be possible but was 

confident that 1,250 dwellings could still be delivered before 2026, with the 

remainder coming forward afterward. This is clearly a fanciful proposition, only a 

year on from the Site Allocation Plan's adoption.  

2.50 Whilst there is limited information available, it is understood that a viability 

assessment is being undertaken, presumably as a result of the need to reduce the 

overall quantum of development in light of impacts on the Bath and Bradford-on-

Avon Bats SAC. It is not clear from the consultation document whether this has 

been factored into the delivery projections; however, if not, then the shortfall will 

need to be made up somewhere. Given the constraints around Trowbridge, the 

more sustainable option may be to identify additional growth at Warminster and 

Westbury.  
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Growth and Climate Change 

2.51 We have provided comments on this in section 3 of these representations. 

Windfall Allowance 

2.52 As we allude to above, we would support the identification of a conservative 

Windfall Allowance which followed the same formula as that adopted by the Core 

Strategy. This will ensure that delivery from this source is not over-estimated and 

delivery above the allowance will be a bonus to housing delivery which could 

potentially mitigate against under-delivery from other sources (e.g. allocated 

sites). 
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3. ADDRESSING CLIMATE CHANGE AND BIODIVERSITY NET GAIN 

3.1 Wiltshire Council declared a climate emergency in February 2019. We support the 

Local Plan in its efforts to achieve carbon neutrality by 2030. The Local Plan will 

not be entirely responsible for securing this but will have a significant role to play 

in minimising impacts from various sources of carbon emissions (transport, 

construction etc). This will largely be done through ensuring development is steered 

toward the most sustainable locations; however, there may also be scope to 

introduce new development management policies to secure, for example, higher 

standards of energy efficiency in new homes. 

3.2 As we have noted above, the Council cannot simply blindly look to roll forward the 

current Core Strategy distribution when it has clearly been deficient in a number of 

ways, particularly in improving the self-containment of settlements and reducing 

out-commuting to places like Bristol, Bath and Swindon.  

3.3 There needs to be a greater consideration of what the implications of simply rolling 

forward the Core Strategy will be for settlements like Warminster. As we have set 

out above, the evidence suggests that additional housing growth is essential for 

creating the critical mass required to deliver jobs, infrastructure and services which 

will ultimately improve self-containment. However, no assessment of whether the 

WWUE will deliver this has been undertaken. This raises concerns about the Local 

Plan Review's ability to address the issue of growth and climate change effectively.  

3.4 Below, we provide some comments on the five themes identified in the Addressing 

Climate Change and Biodiversity Topic Paper. 

Policy Theme 1 – Tackling Flood Risk and Promoting Sustainable Water 

Management 

3.5 We generally support the measures that have been set out in this section. National 

Policy is clear in the importance of steering new development away from areas at 

risk of flooding. Indeed, paragraph 158 is clear in its directive that development 

should not be allocated or permitted where there are reasonably available sites in 

areas with a lower risk of flooding.  

3.6 This is not to say that development within areas at risk of flooding is always 

unacceptable and indeed there may be good reasons for development, say, where 

there are clear sustainability benefits or a lack of land in areas at lower risks of 
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flooding. However, as a general principle, sites in Flood Zone 1 should take 

precedence over sites in Flood Zones 2 and 3 when it comes to identifying sites for 

development. 

3.7 There should not, however, be a distinction between a site entirely within Flood 

Zone 1 and a site which may fall within multiple Flood Zones, assuming that 

development would be confined to areas at the lowest risk of flooding. 

Policy Theme 2 – Enhancing Green/ Blue Infrastructure (GBI) and biodiversity 

3.8 Again, we support the provision of high-quality Green and Blue Infrastructure (GBI) 

within new development. We would suggest that any formal policies are aligned 

with the provisions of the upcoming Environment Bill which will likely become law 

before the plan's adoption (predicted 2022). This includes any guidance on how 

this should be measured. 

Policy Theme 3 – Sustainable Design and Construction in the Built Environment 

3.9 We support the ambition to deliver  net zero carbon standards for development 

assuming that this is subject to a robust viability assessment. Any policies which 

seek to achieve this will need to be mindful of the proposed changes to national 

planning policy and forthcoming regulatory changes which will have an impact on 

their scope. These changes relate to zero carbon ready homes, as well as 

biodiversity net gain (see above), broadband provision, and electric vehicle 

charging.   

3.10 Forthcoming legislation is expected on all of these elements following consultations 

undertaken over the last few years.  This is based upon the Government’s intention 

of creating a standardised national approach on these elements through changes 

to the building regulations and other wider legislative changes to ensure that the 

imposition of varied local standards does not undermine the delivery of housing in 

the short/medium term. 

3.11 Whatever policy does come forward, it will need to make sure that any terminology 

is clearly defined as terms like 'zero carbon' and 'carbon neutral' mean different 

things to different people.  

3.12 Furthermore, any policy will need to be explicit in establishing a clear threshold for 

developers and decision takers so there is no ambiguity around what standards 
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need to be achieved. It will need to be clear to both applicants and decision takers 

when the terms of the policy have and have not been met to avoid unnecessary 

debate at the planning application stage.  

Policy Theme 4 - Sustainable Energy Generation and Management 

3.13 Again, the ambition of this policy theme is support; however, there needs to be an 

acknowledgement that there are inherent maintenance and operation liabilities can 

make the delivery of this difficult on sites. 

3.14 Again, a clear dividing line needs to be established so that it is clear to applicants 

and decision takers what needs to be delivered and what would be unacceptable. 

This should be informed through an appropriate viability assessment and be mindful 

of any policy or regulatory developments at a national level. 

Policy Theme 5 - Sustainable Transport and Air Quality 

3.15 Policies requiring the provision of EV charging points would be supported on the 

basis that electric vehicles have, operationally at least, lower emissions which will 

benefit Air Quality as well as reduce impacts on climate change. However, the 

advent of electric vehicles and increased levels of homeworking are not reasons 

that would justify a departure from this approach. This is because there are 

significant economic and social benefits to ensuring that people can access the 

above through a variety of means. 

3.16 We note that the Council remains committed to improving the self-containment of 

Wiltshire's settlements as the best solution to de-carbonising transport. This is 

something that we support but are not convinced it will effectively be addressed by 

the proposed emerging strategy (as set out above).  

3.17 Improving self-containment is essential to reducing levels of out-commuting and, 

as we have highlighted above, this is a factor which could justify greater levels of 

development. We note that the April 2019 Cabinet paper suggested that there was 

a lack of demand for employment land within the district. However, this should not 

be interpreted as an indication that these towns are inappropriate development 

locations. Indeed, the WCS is clear in recognising the that the county’s Market 

Towns have “potential for significant development that will increase the jobs and 
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homes in each town in order to help sustain… services and facilities and promote 

better levels of self-containment and viable sustainable communities."4 

3.18 It is the constrained level of housing growth in recent years that has failed to deliver 

the critical mass required to attract the supporting jobs, infrastructure and services 

to boost levels of self-containment to reduce out-commuting and encourage more 

sustainable patterns of travel. 

3.19 The best way to encourage sustainable transport patterns is to direct development 

of a sufficient scale at appropriate locations to support the delivery of jobs, 

infrastructure and services to reduce the need for out-commuting.  

3.20 This is why the approach to Warminster needs to be reviewed as there may be an 

argument to increase levels of growth here in the interests of improving self-

containment. Persisting with the Core Strategy's approach, which has had an 

adverse impact on self-containment, is not the obvious approach that should be 

pursued.  

  

 
4 Wiltshire Core Strategy, Core Policy 1   
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4. ASSESSMENT OF ALTERNATIVE DEVELOPMENT STRATEGIES 

4.1 We have provided comments on the approach to the Trowbridge HMA above and 

so do not repeat these here. The only additional comment we would raise relates 

to the assumptions on page 8 which are of some concern. Whilst we have no 

comment on whether there is a strategic need to review the Green Belt, there 

absolutely is a need to review existing allocations, particularly those which have 

been significantly delayed in coming forward. 

4.2 For the Trowbridge HMA this will be especially important given that a significant 

quantum of the area's development needs are to be met on the Ashton Park site 

which may not deliver the level of housing it was projected to in the Core Strategy. 

It is not clear whether calculations for the residual requirement reflect the true 

nature of delivery at Ashton Park.  
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5. SUSTAINABILITY APPRAISAL 

5.1 The principal criticism of the Sustainability Appraisal is that is has assessed the 

distribution options for each HMA on the basis of Employment Land evidence which 

is now out of date and has not been subject to consideration of current market 

signals (i.e. it does not account for the potential impacts of Brexit and COVID-19). 

This evidence should be revisited to ensure that the Council is planning 

appropriately based on the latest evidence. Otherwise, the credibility of the SA is 

undermined. 

5.2 For reasons set out above, we also consider that the failure to consider alternative 

distribution options between he HMAs is an oversight and something that should 

also be subject to the SA process. 
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6. PLANNING FOR WARMINSTER 

Scale of Growth 

6.1 We note that the intention is to simply roll forward the Core Strategy requirement 

for Warminster which would require the town to accommodate 2,050 new homes 

for the plan period (just over 100 dwellings per year). Of this requirement, the 

majority of this has effectively been committed through the WWUE and supporting 

site allocations from the Site Allocations Plan. This leaves a residual requirement 

of around 60 dwellings. Given that the proposed brownfield target for Warminster 

is 130 dwellings between 2021 and 2031, it is assumed that this residual 

requirement could be delivered without the need to look at additional greenfield 

sites.  

6.2 Notwithstanding our concerns with the robustness of the evidence base on which 

the housing requirement has been identified and distributed between the HMAs, 

there are a handful of obvious reasons why a higher quantum of development 

should be identified at Warminster specifically. 

6.3 The first is the extended plan period to ensure compliance with paragraph 22 of 

the NPPF. As a minimum the plan period should extend to 2038 if not a little after 

this to factor in any delays to the plan's preparation (hence why we suggest 

extending it to 2040). This would require 2-4 additional years to be planned for and 

would uplift the housing requirement at Warminster by 200-400 dwellings.  

6.4 This alone would necessitate the release of additional greenfield land at the 

settlement to meet housing needs. However, as we have also identified above, 

there are also affordability issues at Warminster which need to be addressed, 

having been exacerbated by the failure to deliver the WWUE in a timely manner. 

Again, this would support the delivery of additional housing to ensure that housing 

needs are being met. The evidence would need to be reviewed; however, a modest 

uplift to the housing requirement could go a long way to combating affordability 

issues within the town. 

6.5 Finally, a more wholistic approach to development at the settlement needs to be 

considered. The uplifting in the WWUE has effectively predetermined the location 

and nature of growth up to 2036. However, this was done through the development 

management process, rather than a wholistic review that would be done through 

the Local Plan Review. The implications of this additional growth need to be 
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considered in the round, not simply in terms of how it affects the need to deliver 

housing over the extended plan period.  

6.6 As we have set out above, the failure to reverse the growing wave of out-

commuting from Wiltshire is indicative of an area that has fallen behind its 

neighbours in development and economic development terms. The data 

demonstrates that the area has not been able to provide attractive enough business 

and employment locations to compete with those at its boundaries such as Bath, 

Swindon, Bristol and Andover. With the exception of Salisbury, its towns have not 

been developed to a sufficient scale to attract significant businesses and inward 

investment, despite individual visions for the market towns to achieve precisely 

this, being set out many years ago for the current WCS.  

6.7 This lack of commercial scale today is essentially acknowledged in the town profiles 

prepared by Wiltshire County Council in 2017 as part of the Local Plan review.5 

Trowbridge and Warminster are identified as key employment and administrative 

centres whose roles should be strengthened. The Warminster Profile acknowledges 

the Vision for the town in the WCS, indicating that an increase in future housing in 

Warminster is needed to ”facilitate the delivery of improved services and facilities 

in the town.” 

6.8 The town profiles also highlight the lack of local workplace employment growth in 

these towns, which immediately demonstrates the challenge of achieving the 

Visions set out for them. This is further evidence of how Wiltshire’s growing 

workforce is not being employed locally in these towns.  

6.9 This should not be interpreted as an indication that these towns are inappropriate 

development locations. Indeed, the WCS is clear in recognising the that the 

county’s Market Towns have “potential for significant development that will 

increase the jobs and homes in each town in order to help sustain… services and 

facilities and promote better levels of self-containment and viable sustainable 

communities.”6 

6.10 If the stated Visions for Wiltshire’s towns are to be realised, it must be accepted 

that sustainable development, that grows the working-age population and creates 

 
5 Example Profile: http://www.wiltshire.gov.uk/spp-swjsf-2017-11--trowbridge-housing-market-area-
profile.pdf 
6 Wiltshire Core Strategy, Core Policy 1 

http://www.wiltshire.gov.uk/spp-swjsf-2017-11--trowbridge-housing-market-area-profile.pdf
http://www.wiltshire.gov.uk/spp-swjsf-2017-11--trowbridge-housing-market-area-profile.pdf


Barratt Homes (Bristol) 
Land off Westbury Road, Warminster 
Representations to the Wiltshire Local Plan Review Consultation 
 
 

 
MARCH 2021 | DM | P19-2831 Page | 25  
 
 

the commercial scale necessary for business investment and employment is critical. 

As is the identification of employment land to provide local employment, accepting 

that said commercial scale will need to be achieved before demand for employment 

space materialises. In the meantime, given the level of out-commuting that 

currently exists, it will be equally critical to ensure residential development is 

located within sustainable transport corridors that offer fast connections to the 

region’s employment centres such as Salisbury, Bath and Swindon.  

6.11 Again, a greater scale of growth could be justified on the basis that it would deliver 

the critical mass required to attract inward investment to better balance the jobs 

to resident workers ratio whilst securing additional facilities which would, in turn, 

improve self-containment and deliver on the wider environmental and economic 

goals of the plan. 

Potential Development Sites 

6.12 We note the sites that have been identified for potential development and welcome 

the inclusion of our client's land (site 9) as a site to be taken forward for 

consideration.  

6.13 Whilst a detailed assessment of each site is yet to be undertaken, we would make 

some general observations about the identified sites based on our own review of 

potential development options around Warminster. 

6.14 Site 1 – It is understood that the site comprises part of the MOD barracks which 

remain active/operational. We note that the land is also comprised of playing 

pitches and facilities which may not be suitable for development. Furthermore, 

significant development in this location may lead to increased traffic through the 

town centre as development attempts to reach the A36/A350, thus exacerbating 

air quality issues in the area.  

6.15 Site 2 – This site was originally proposed in the Housing Site Allocations Plan 

(HSAP) for 100 dwellings but was rejected by the Inspector on heritage grounds. 

There are less sensitive sites in heritage terms to this one and so this should not 

be a preferred location for development.  

6.16 Site 3 – There are flood risk, sewage and heritage related constraints in this area, 

albeit we acknowledge this small site may be capable of being delivered without 
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significant adverse impacts. However, it would only make a limited contribution to 

housing supply even if it were to be found sound. 

6.17 Site 4 – Notwithstanding the ecology and air quality constraints, we also 

understand that land in this area is under disparate ownerships and so the 

deliverability of this site is unclear. It is also further removed from the Town Centre 

and railway station which reduces the attractiveness of using active/public modes 

of transport to access a wide range of services and facilities. 

6.18 Sites 5, 6 and 7 – All sites have limited capacity to deliver housing due to their 

size and constraints.   

6.19 Site 8 – The site is constrained for much the same reasons as Sites 5, 6 and 7; 

however, we also understand this area to be in relatively disparate ownership and 

home to a handful of existing properties. As such, the scope for development in 

this location is considered to be limited. 

6.20 Site 9 – Site 9 is our client's site and we elaborate on its constraints and 

deliverability in the following section.  
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7. LAND OFF WESTBURY ROAD, WARMINSTER 

7.1 Barratt Homes control around 36ha, split across three parcels of land either side of 

Westbury Road, Warminster. These areas are labelled on the below figure. 

 

7.2 Barratt Homes see land in this part of Warminster as the next logical location for 

growth. The long-term ambition is to deliver a sustainable urban extension with a 

mix of uses alongside significant levels of housing. It should be noted that land in 

Parcel 2 is not proposed for development, which has been exclusively reserved to 

deliver open space and BNG. 

7.3 However, Barratt Homes are also mindful of the level of growth that has been 

committed to Warminster in recent years, albeit noting that much of this is yet to 

be built out. As such, Barratt Homes are only promoting the site for an allocation 

of around 200 dwellings in the Local Plan Review. The need to extend the plan 

period by at least two (and ideally four) years will uplift the residual requirement 

by between 200-400 dwellings. When one applies a buffer to this figure and 

discounts delivery from windfall sites within the settlement boundary, it is expected 

that there will be a need to identify some greenfield sites to deliver the housing 

requirement for the settlement. Development on Barratt Homes' site for around 

200 dwellings would, therefore, meet this residual need.   

7.4 Greater scales of development could be delivered as well, especially if this is 

justified by a review of the evidence base or an ambition to seriously address out-

commuting and/or affordability issues within the town. However, this can be 
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explored as the plan progresses, or deferred to subsequent rounds of plan making 

as necessary. 

Deliverability 

7.5 The Technical Delivery Document summarises the technical work undertaken to 

date and explains how this has informed the concept plan for the site. This has 

been appended to these representations for reference. Please note that this was 

based on delivering around 450 dwellings, not the 200 dwellings being proposed 

for allocation in this plan.  

APPENDIX 2: TECHNICAL DELIVERY DOCUMENT 

7.6 As the TDD sets out, there are no constraints affecting the site that would preclude 

its development. The small areas of flood risk would be designated as public open 

space, whilst housing is solely confined to areas of Flood Zone 1. A robust 

landscaping strategy would assimilate development within the landscape.  

7.7 Suitable accesses can be delivered along Westbury Road and the site is a 

fundamentally sustainable location with a full range of services, facilities and 

employment opportunities within walking distance of the site.  

7.8 There are opportunities to provide additional community facilities and services on 

the site, as well as reduced speeds along Westbury Road and improved cycle 

connectivity into the town centre.  

7.9 Barratt Homes are a reputable housebuilder with a commitment to delivering 

quality across all their schemes. Since 2010, they have been awarded the 

maximum '5 stars' by the House Builders Federation in recognition of the quality of 

their housing.  

7.10 Barratt Homes would look to support the allocation through the Local Plan 

examination by submitting planning application which could be determined in line 

with the adoption of the Local Plan Review and facilitate the delivery of housing on 

the site within the first five years of the plan period. 
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APPENDIX 1 
 

SITE LOCATION PLAN 
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1.1 This Technical Delivery Document (TDD) has been 
prepared by Pegasus Group on behalf of Barratt Homes 
Bristol in support of land off Westbury Road, Warminster. 
This document sets out the technical work undertaken to 
date in respect of key issues and illustrates how this has 
informed an initial concept plan for the site. Barratt Homes 
consider that up to 450 dwellings and associated uses can 
be delivered.

1.2 A summary of the technical work undertaken to date 
is provided at the end of this document. The reports form 
part of a technical library and can be made available to the 
Council on request.

1.3 This TDD also critically reviews the site’s development 
potential within the current planning policy context, 
including the emerging Local Plan Review. This includes 
some analysis of important evidence base documents that 
have been prepared for the Local Plan review that consider 
Warminster’s future role.

01 
Introduction

Executive Summary

1.4 This TDD has shown that there remains considerable 
demand for development for housing in Warminster and 
a strong economic incentive to encourage further growth 
at this important market town to mitigate against house 
price inflation, improve its self-containment and reduce the 
impacts of out-commuting.

1.5 Whilst development at Warminster is limited by 
environmental constraints around the north, east and 
southern areas of the town, there are viable alternative 
sites located to the west and north west. A review of these 
sites indicates that land at Westbury Road is a preferred 
and logical location for future growth based on its physical 
relationship with the existing settlement, its availability 
for delivery and the absence of any constraints that would 
preclude the site’s development.

1.6 An initial concept plan has shown how any adverse 
impacts could be successfully mitigated to deliver a scheme 
for up to 450 dwellings, public open space, improved 
transport infrastructure and supporting community facilities 
(e.g. community hub, allotments, etc).
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We’re a 5 Star Housebuilder

Every year since 2010, Barratt Homes has officially been the highest quality major national 
housebuilder, having been awarded an exclusive ‘5 Star Housebuilder Award*’ by the 
Homebuilders Federation.

The award is the result of recommendations from customers as well as our superior build 
quality, so we’re especially proud to be the only major national housebuilder to be awarded 
this accreditation every year since 2010.

The award is extra assurance that you can expect the best quality build when you choose a 
Barratt home.

Homebuilder  
of the Year

Best graduate 
Programme

Highest Pride in 
Job Awards  

(for 12 Years)

Best Youth 
Employment 

Strategy

40 Gold 
Awards –  

74% of total

Fulham 
Riverside –  

Best  
Community 

Initiative

Best UK  
Design Under  

3 Storeys

Outstanding 
Business of the 

Year

84%  
Index Score

Most Admired 
Housebuilder

Best 
Housebuilder

Best National 
Housebuilder

Large 
Homebuilder  

of the Year

Top 100 
Employer for 

Graduates

90% 
Recommend 
since 2009

Best training 
+ Recruitment 

Initiative

OVERALL

WORKPLACE

QUALITY

TRAINING

DESIGN

COMMUNITY

ENVIRONMENT

SUSTAINABILITY

Good to buy a home from 
someone you can trust.
Hayley Neal (Littleover)

We are really pleased 
with our new home.
Angela (Barratt Homes homeowner, 
Barclay Grange in Aberdeen)
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2.5 However, there are strong arguments to suggest that 
proposed levels of growth are too low and that Warminster 
can accommodate further development for a number 
of reasons:

• The town is a fundamentally sustainable location for 
growth due to its existing level of services, facilities and 
transport connections;

• Significant constraints around Trowbridge mean that a 
greater proportion of housing will need to be apportioned 
to other settlements in the surrounding area to meet the 
needs of the HMA;

• There are strong economic indicators that show there is 
significant demand for housing within Warminster;

• Additional sites should be allocated to mitigate against 
deliverability issues associated with the WWUE.

2.6 Each of these are discussed in turn below.

2.1 The Wiltshire Core Strategy identified a requirement for 
1,920 dwellings to be delivered at Warminster over the plan 
period. Completions and commitments accounted for around 
700 of this at the time of the Core Strategy’s adoption and 
this left a residual requirement of just over 1,200 dwellings to 
be identified to meet its housing requirement until 2026.

2.2 The majority of these dwellings were to be met through 
the delivery of the West Warminster Urban Extension (WWUE) 
which was allocated for 900 dwellings. A combination of 
smaller allocations and windfall sites were expected to 
deliver the rest of the housing requirement up to 2026.

2.3 Further technical work at the WWUE indicated that 
a significantly higher quantum of development could 
be delivered, and it is now expected that a total of 1,550 
dwellings can be delivered. As a consequence, Warminster 
has levels of committed development in excess of its Core 
Strategy requirement and secure a supply of housing beyond 
the end of the plan period.

2.4 Indeed, this is reflected in the fact that the Council have 
identified lower levels of growth at Warminster between 2026 
and 2036 in their Housing Market Area Assessments, as 
summarised by the report to Council in April 2019.1

1   Wiltshire Local Plan Review Update – Strategy Development (April 2019).

02 
Why Warminster?
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Constraints around Trowbridge mean that Warminster (alongside other areas of the HMA) will need to 
deliver a greater proportion of the HMA’s housing requirement

2.11 Being the ‘County Town’ of Wiltshire, Trowbridge has 
historically been an important focus of growth for the County 
as a whole, let alone its HMA.

2.12 However, the town is constrained by a number of 
factors including:

• Green Belt designations around its north-west/
western edge;

• A desire to protect the separate identities of surrounding 
villages (Hilperton, Southwick North Bradley and West 
Ashton) to the north, north-east, south and south-west;

• Land extending around the southern, eastern and 
northern edges of the town supports protected bat 
species and will either reduce the scale of development2 
deliverable or place a moratorium on development in 
certain areas (specifically to the south-east).

2.13 Indeed, the bat issue has been partly responsible for 
the significant delays to the Ashton Park urban extension 
that was allocated in the Core Strategy. This has resulted 
in significant under-delivery during the current plan period 
and the Site Allocations Plan anticipates that there will be a 
shortfall of c. 1,200 dwellings come 2026.

2.14 Trowbridge’s capacity to accommodate further growth 
will be limited and it will be down to settlements like 
Warminster to help meet its overall housing requirement.

Warminster is a Sustainable Location for Growth

2.7 Warminster is a key settlement within the Trowbridge 
Housing Market Area with good access to services, facilities, 
employment opportunities and public transport connections.

2.8 This is reflected in the Wiltshire Core Strategy which 
identifies Warminster as a Market Town within the settlement 
hierarchy (Core Policy 1). Market Towns are defined 
as having:

“ the potential for significant development that will increase 
the jobs and homes in each town in order to help sustain 
and where necessary enhance their services and facilities 
and promote better levels of self containment and viable 
sustainable communities.”

2.9 Warminster is, therefore, a fundamentally sustainable 
location for future growth, especially that which helps to 
improve its overall self-containment.

2.10 Issues with education capacity in the town will be 
addressed through the delivery of infrastructure at the WWUE 
which could unlock further housing growth. Furthermore, in 
line with the NPPF’s requirement to significantly boost the 
supply of housing, there is no reason to artificially constrain 
development at Warminster on the basis that it is committed 
to delivering a high level of growth already. Further 
development should not be precluded in principle, if it can be 
delivered in a sustainable way.

2   Through the need to provide suitable offsets and improved habitats.
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There is considerable demand for growth in Warminster

2.15 An analysis of Housing and Economic Development 
Needs has been undertaken by Pegasus Economics team 
to assess how the Core Strategy has delivered housing and 
employment growth to date and what Warminster’s future 
development needs will be.

2.16 This research has shown that there are a number of 
issues that indicate a higher level of demand for housing 
than currently purported by the 2017 SHMA assessments and 
other evidence base documents. These can be summarised 
as follows:

• Housing delivery in Warminster has been only around 60% 
of target during the plan period to date;

• This has contributed to stark rises in house prices in 
Warminster over the plan period;

• The Core Strategy’s vision for Warminster has failed 
to materialise due to its failure to reach a critical 
scale to attract investment in services, facilities and 
employment floorspace to improve self-containment and 
reduce out-commuting;3

• Growth at Principal Settlements and Market Towns should 
be encouraged to allow them to reach a critical scale to 
attract investment in services, facilities and employment 
opportunities to improve self-containment and reduce 
out-commuting.

2.17 Additional sites should be identified to mitigate against 
deliverability issues associated with the WWUE.

2.18 The WWUE is a large strategic site that will be reliant 
on the delivery of significant levels of infrastructure to 
come forward. Lead in times are often long and delivery 
rates slow which can have a significant adverse impact on 
housing supply in areas that are reliant on large sites to 
come forward.

2.19 As noted above, Warminster has only delivered around 
60% of its annual housing requirement over plan period 
and this is exclusively down to delays associated with the 
WWUE. This under-delivery is unlikely to be addressed in the 
short term and so additional sites without onerous delivery 
constraints should be identified to underpin delivery going 
forward, such as Land off Westbury Road.

3   Out-commuting has almost doubled over the Core Strategy period despite being identified as the single most important strategic challenge in planning for the future of Wiltshire (Core Strategy paragraph 2.7).



LAND OFF WESTBURY ROAD, WARMINSTER  |  7

Summary

2.20 There are strong social, economic and spatial indicators 
that Warminster should accommodate additional growth over 
the next plan period and that this level of growth should be 
in excess of the current forecasts set out in the Trowbridge 
HMA Assessment Summary (April 2019).

2.21 Given the strong demand and need for housing and 
employment growth at Warminster, the Council should be 
looking to the town to accommodate growth to match the 
Core Strategy’s ambitions and address issues of under-
delivery over the current plan period.

2.22 The only factors that might constrain delivery at 
Warminster will be environmental constraints around the 
town. However, as this TDD will demonstrate, our client 
controls a significant area of land that is relatively free from 
constraints that could deliver a substantial quantum of 
housing to meet this aforementioned need. Furthermore, 
when considered alongside other alternative locations 
for growth, it is considered to be the preferable option for 
future growth.



8  |  LAND OFF WESTBURY ROAD, WARMINSTER



LAND OFF WESTBURY ROAD, WARMINSTER  |  9

3.1 As part of an initial appraisal of the site, a review of 
alternative development locations were assessed around 
Warminster. This assessment identified a number of sites 
that offered development potential; however, none were 
considered to be more appropriate than the appraisal site.

3.2 These sites have been identified on the Competing Sites 
Plan (page 11) and have been colour coded based on their 
suitability. The four competing sites (yellow) were assessed 
as follows:

Site 4: would also appear to offer some potential. However, 
this is considered to be longer term in the context of a future 
Review, rather than the emerging Plan, and only after the 
main urban extension has progressed. The development of 
Site 4 in isolation would relate poorly to the existing built up 
edge. The Warminster Community Area Topic Paper prepared 
as part of the Site Allocations Plan suggests that this site has 
not been promoted previously as it was not included in the 
latest SHLAA.

Site 5: a small site that may offer potential for c 60 units as an 
extension to the West Warminster Urban Extension. This site 
is in multiple ownerships and includes established properties 
with large gardens. The existing value of these properties may 
rule out the possibility of redevelopment. This site would make 
more sense once the proposed urban extension has advanced.

Site 8: this is a small site which may offer some stand-alone 
potential for c55 units. However, it is in multiple ownerships 
and appears to be ransomed.

Site 17: this site is located adjacent to Site 8 and is similarly 
unaffected by planning designations. However, despite 
not being an official ‘registered common’, it is identified 
as a leisure facility within the neighbourhood plan and the 
development of the site is likely to be politically contentious. 
Nevertheless, it is a reasonably strong site in pure 
planning terms.

3.3 In short, it is considered that land off Westbury Road is 
the most logical location for future growth at Warminster in 
the short/medium term due to the fact that it is free from any 
constraints that would preclude its development, it is well 
related to the existing settlement and is available for delivery 
in the short-medium term.

3.4 The subsequent sections will go on to summarise the 
technical work undertaken to date, the constraints that have 
been identified and explain how this has informed an initial 
concept plan for the site.

03 
Land Off 

Westbury Road
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THE SITE

3.5 Barratt Homes control three distinct parcels of land to the north-west of Warminster. They comprise a handful of fields 
which cover an area of approximately 36 ha.

3.6 The site is best understood as three distinct parcels:

PARCEL 1

Parcel 1 has well-defined boundaries with 
Westbury Road to the east, the Portsmouth Main 
Line railway to the west, the A350 to the north, and 
the built-up area of Warminster to the south. This 
indicates clear potential for an urban extension. 
The land is currently in agricultural use.

PARCEL 3

Parcel 3 is west of Westbury Road and north of 
Parcel 1. The northern boundary is an old field 
boundary marked by a hedge. It is also the northern 
boundary of the Parish of Warminster and of the 
Warminster Neighbourhood Plan.

It is understood that the track running along its 
western boundary has largely been closed off and 
all but been abandoned. This means that Parcel 3 
can effectively be read as an extension of Parcel 1, 
rather than a standalone site.

PARCEL 2

Parcel 2 is directly east of Westbury Road, opposite 
Parcel 1. It is bounded by field boundaries to the 
north and Westbury Road in the west from where it 
slopes upwards by some 27 metres to woodland in 
east. This parcel contains the farm buildings of land 
off Westbury Road.

3.7 The site area being promoted for development is 
illustrated in Section 6 whilst other land under Barratt 
Homes’ control is included to illustrate the extent of 
landholding. This document and its supporting evidence have 
considered the development of the red line area only. It is 
anticipated that the residual land may be needed to deliver 
biodiversity net gain, and potential open space.

Planning History

3.8 The site has not been subject to any planning 
applications, nor has it been promoted through the 
Local Plan process.



COMPETING SITES PLAN

SITE LOCATION

DISCOUNTED – EXISTING/PROPOSED ALLOCATION

SLIGHTLY LESS PREFERABLE TO APPRAISAL SITE

UNSUITABLE FOR RESIDENTIAL DEVELOPMENT

SIGNIFICANTLY LESS PREFERABLE TO APPRAISAL SITE
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4.1 All three parcels lie beyond the settlement boundary 
of Warminster and this will remain the case once these have 
been updated following the adoption of the Wiltshire Housing 
Site Allocations Plan.

4.2 Parcel 2 is located on the western edge of the Salisbury 
Plain Special Landscape Area (SLA) as shown on the Core 
Strategy Proposals Map, which is appended to this report. 
This designation extends south east from Westbury and 
Warminster across Salisbury Plain. New Farm is peripheral 
to the SLA and does not share its principle landscape 
characteristics. Parcels 1 and 3 are not affected by 
this designation.

4.3 Natural England mapping shows all three parcels to 
be within SSSI Impact Risk Zones, but the boundaries of the 
nearest SSSIs (Salisbury Plain to the east and Cley Hill to the 
west) are some 2 to 3 km from the appraisal sites.

04 
Planning 

Designations and 
Constraints

4.4 All three parcels are a mix of moderate to good 
(Class 3) and very good (Class 2) Agricultural Land.

4.5 There are no listed historic assets within the three 
parcels. The nearest Scheduled Ancient Monument (Bowl 
Barrow on Arn Hill Down) is some 450 metres east of New 
Farm and 400 metres from the nearest part of Parcel 2.

4.6 There is an area of Flood Zone 2/3 within Parcel 1. 
The rest of the area is in Flood Zone 1.

4.7 There is a public right of way crossing Parcel 1 north-
south and a public right of way running along the eastern 
boundary of Parcel 2 north-south next to the woodland.

4.8 None of the identified designations and constraints are 
likely to significantly limit the development potential of the 
three parcels.
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DESIGNATIONS PLAN (SOURCE: GOLBY + LUCK)
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05 
Technical Work

5.1 The preliminary site analysis informed the 
commissioning of extensive technical work relating to the 
following important planning matters:

• Landscape;

• Heritage;

• Ecology;

• Trees;

• Transport;

• Flood Risk and Drainage; and

• Noise.

5.2 Summaries of the work undertaken, and its findings are 
provided over the following pages.

Landscape

5.3 A landscape baseline report has been prepared by 
Golby and Luck to review the landscape and visual setting of 
the site and recommendations for an emerging strategy for 
development. The report has been prepared on the basis of 
a site visit (carried out in January 2020) and a review of the 
following documents and information resources:

• Wiltshire Core Strategy 2015 (the Core Strategy);

• Wiltshire Landscape Character Assessment 2005 
(the WCLCA); 

• Ordnance Survey mapping material at 1:20,000 
and 1:10,000 scale;

• Promap aerial mapping information;

• MAGIC interactive website (www.magic.defra.gov.uk);

• The Heritage List Historic England  
(www.historicengland.org.uk); and

• Historic mapping resource Old-Maps 
(www.old-maps.co.uk).

5.4 In light of its consideration of the above, the report 
has identified opportunities for the future expansion of 
Warminster that safeguard the most valued and sensitive 
landscapes and their visual setting.

5.5 The assessment concludes that land to the north 
west of Warminster (including the site) benefits from 
reduced sensitivity in landscape terms and has capacity to 
accommodate change.

5.6 However, a number of sensitive areas have also been 
identified which would constrain development to some 
degree. These can be summarised as follows:

• Need to set development away from the wooded boundary 
of the scarp;

• Need to conserve characteristic open views across the 
Warminster Terrace towards the escarpment;

• Development will need to be of a scale that can easily be 
assimilated within a framework of tree, hedgerow and 
woodland cover;

• Improve the condition and character of existing 
hedgerows and reinstate the network of field boundaries 
associated with the site;

• New areas of planting should be delivered to the north 
of the site to help assimilate development and mitigate 
views from Upton Scudamore;

• The landscape framework will need to secure native 
planting within open space to deliver an extended 
canopy across the site to soften elevated views of the 
development and its transition with the adjoining scarp 
slopes; and

• Need to deliver a network of open space along 
the western boundary of the site with associated 
drainage features.
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Heritage

5.7 A Heritage Constraints Assessment has been prepared 
by RPS. The assessment noted that there are no designated 
heritage assets located within the study site. However, 
five Scheduled Monuments have been identified within the 
vicinity of the site which pose potential constraints to any 
future development. Of these monuments, development is 
considered to have potential to impact on:

• Hillfort, two bowl barrows, Medieval strip lynchets and 
cross dyke on Cley Hill; and

• Bowl Barrow (500m south of Upton Scudamore).

5.8 The impact of development on these assets will 
need to factor into the design process and mitigation may 
be required. This will need to be informed by a detailed 
‘Setting Assessment’ to understand what contribution the 
site makes to the aforementioned assets. However, the 
initial assessment indicates that this is unlikely to constrain 
development across the majority of the site.

5.9 Turning to built heritage assets, there are none 
located within the site. However, the topography of the 
site and surrounding area means that long-distance views 
are permitted to the north towards Upton Scudamore, a 
small village which includes 9 listed buildings, located 
approximately 1km north of the site.

5.10 Of these buildings, it is considered that there is only 
scope for development to have an impact on two on the 
setting of the Church of St Mary (Grade II*) and Parks Court 
(Grade II*). However, design and mitigation measures have 
been identified which will limit any potential harm and ensure 
that it remains ‘less than substantial’ at its most severe. 
This can be achieved through additional planting to break 
up development and the provision of viewing corridors to the 
Church within the development.
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Ecology

5.11 A Phase 1 Habitat Survey has been carried out by Ethos 
Environmental Planning. The site was surveyed and mapped 
using UKHab habitat classifications on the 28th January 2020. 
The survey methodology follows a similar procedure to the 
succeeded ‘Phase 1 Habitat Surveys’ and includes a detailed 
assessment of the land within the development boundary, 
including a description and mapping of all key features and 
habitat types. The survey was carried out to identify the range 
of habitats within the site and the predominant and notable 
species of flora.

5.12 The survey included an extended assessment 
of the habitats regarding their suitability to support 
protected species.

5.13 The survey has indicated that the hedgerows are poor 
quality at present and their retention and enhancement 
should be delivered where possible. Similarly, the arable land 
is species poor and has low potential for wildlife. Accordingly, 
these areas should be the focus for development.

5.14 Conversely, the arable field margins provide good 
habitat for a range of species and buffer the existing 
hedgerows. These should be retained and enhanced within 
the proposals. Additionally, the stream and ditches on the 
site could provide potential habitat for a range of species and 
should be buffered from the effects of the development.

5.15 There was considered to be potential for the site to 
support a number of species and further surveys have been 
recommended. However, it was considered that the site had 
low potential to support invertebrates, reptiles, great crested 
newts and dormice.

5.16 Enhanced planting and new areas of open space offer 
the opportunity to deliver biodiversity enhancements and help 
deliver the minimum 10% net gain as is likely to apply in the 
near future.
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Trees

5.17 The site is largely devoid of internal features and there 
are no notable trees affected by the proposals. There is 
a hedgerow running across land to the north that is also 
in Barratt Homes’ control which  contains 4no. veteran 
ash trees. However, these would not be affected by the 
site’s development.

Transport

5.18 The site is sustainably located on the north-western 
edge of Warminster. The centre of Warminster and 
Warminster Train Station are approximately 1-1.5 miles from 
the site.

5.19 Relatively regular bus services operate from bus 
stops along Westbury Road (D1 service to Bath, Salisbury 
and Boreham Field) and future residents would have safe 
and convenient access to these services. Additional bus 
stops could be provided to serve more northern parts of 
the development.

5.20 A series of vehicular accesses would be provided along 
Westbury Road to service different sections of the allocation. 
This is to limit the impact on existing hedgerows and to allow 
for a strong green infrastructure network to be provided 
throughout the site. A 32m ICD roundabout could be provided 
at the junction with the country lane (which will in turn be 
partially upgraded) to serve access development on the 
northernmost area of the site.



DRAINAGE STRATEGY PLAN (SOURCE: PHOENIX DESIGN PARTNERSHIP LTD)
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Flood Risk and Drainage

5.21 A ‘preliminary flood risk assessment’ (PFRA) has been 
prepared by Phoenix Design Partnership Ltd to support the 
site. The PFRA has confirmed that the site is suitable for 
development in flood risk terms, including an allowance for 
climate change. It also indicates how SuDS will be used to 
manage surface water from the development and to ensure 
that water quality is not adversely affected.

5.22 Whilst the detailed drainage strategy will be subject 
to further work, the PFRA indicates that surface water can 
largely (if not entirely) be dealt with via infiltration methods. 
A preliminary drainage strategy has been prepared on this 
basis and highlights the potential locations of infiltration 
basins. Development has naturally been directed away from 
areas affected by Flood Zones 2/3 with open space proposed 
in these areas. These have informed the initial concept plan.
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Phosphate Levels

5.23 The Core Strategy identifies that the nearby sewage 
treatment plant and agricultural activity in the surrounding 
area have led to high concentrations of water phosphate 
in the River Wylye. These current phosphate issues may 
lead to potential impacts on the River Avon Special Area of 
Conservation (SAC) located downstream.

5.24 The Council had previously relied upon the 
implementation of a Nutrient Management Plan to offset the 
impact of development on the River Avon SAC. However, it 
became evident that this could not be relied upon to deliver 
adequate mitigation and so the Council have entered into 
a Memorandum of Understanding with the Environment 
Agency. This requires development in certain areas (such as 
Warminster) to be ‘phosphate neutral’, at least up until 2025.

5.25 The proposed SuDS will, therefore, need to provide 
treatment to the surface water run-off from the development 
to ensure that there is no risk of pollution to groundwater. 
SuDS will be used to remove silt and pollutants and ensure 
that groundwater and receiving watercourses are protected. 
Water quality management will be in accordance with 
Ciria C753 ‘The SuDS Manual’ and the ‘West of England 
Sustainable Drainage Developer Guide’. The drainage 
strategy will include an assessment of pollution hazards 
and SuDS mitigation measures. The use of SuDS will ensure 
that groundwater and watercourse quality is maintained or 
improved, and that the Water Framework Directive objectives 
and current standards are not compromised.

5.26 Wessex Water will need to be contacted to ascertain 
the nearest/most practical point of connection, and also 
determine the strategy for the disposal of foul sewage from 
the development. Based on the available information, this will 
likely require a foul pumping station.

5.27 It is understood that the nearby sewage treatment 
works may soon have capacity issues and financial 
contributions to deliver improvements/upgrades will be 
negotiated with Wessex Water.
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Noise

5.28 Hepworth Acoustics was commissioned to carry 
out a noise assessment to identify noise sources in the 
surrounding area. The main sources were identified as the 
adjacent railway line and the surrounding road network. 
Some noise was detected from the employment site 
to the west; however, this was negligible and primarily 
due to construction works taking place, rather than 
general operations.

5.29 Noise associated with the railway falls within the ‘low’ 
risk category during the daytime and the ‘low-medium’ risk 
category during the night-time. Noise associated with road 
traffic fell within the ‘medium’ risk category for both periods.

5.30 This indicates that mitigation will be required to ensure 
good acoustic design and a suitable acoustic environment 
for future occupants. However, there are no significant 
constraints to residential development by reason of noise.

5.31 Proposed mitigation measures could be as follows:

• 20m buffer between the railway line and 
proposed dwellings;

• Acoustic screening could be included to protect gardens 
from noise associated with the railway or Westbury Road;

• Alternatively, plots could be orientated so that buildings 
act as noise buffers for private gardens;

• All bedrooms of plots towards the southwest / west 
boundary of the site, with a view overlooking the railway 
will require upgraded acoustically rated glazing and 
acoustically attenuated ventilators; and

• Upgraded acoustically rated glazing and acoustically 
attenuated ventilators in areas towards the A350 and 
Westbury Road, for all habitable rooms of dwellings 
oriented towards those roads.
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06 
The Proposals

6.1 The technical work referred to above has fed into the 
preparation of an initial Concept Plan for the site. Based on 
the identified constraints (discussed above) and the need for 
mitigation, the Concept Plan sets out proposals for:

• Up to 450no. dwellings, with potential scope to expand in 
the future;

• 5.9 ha of public open space, including allotments, play 
areas and sport pitches;

• New vehicular accesses from Westbury Road to serve 
southern areas of development;

• New roundabout junction and upgraded country lane to 
serve northern parcels of development;

• Ensures built development is located outside of the 
Flood Zone;

• Attenuation basins interspersed throughout the site;

• Retention of important hedgerows and additional tree 
planting to enhance these features;

• Good network of footpaths to provide excellent 
permeability through the site and provide access to the 
surrounding area; and

• Potential community use (e.g. community hub, allotments 
and potential care home).

6.2 The key features responding directly to the technical 
work undertaken can be summarised as follows:

• Views of the escarpment to the north-east have been 
retained throughout the development;

• A robust framework of green infrastructure connecting 
into formal and informal areas of open space;

• A landscaped and woodland buffer has been provided 
around the northernmost edge of the site to soften views 
from the north in response to identified landscape and 
heritage constraints;

• Important trees have been retained in the northern part 
of the site and incorporated as part of the informal open 
space in this area;

• Accesses from Westbury Road have been identified in 
accordance with the access strategy;

• A series of attenuation basins located in areas identified 
on the preliminary drainage strategy;

• A 20m buffer between the railway and development;

• Orientation of dwellings along eastern boundary is 
such that they will act as noise buffers to proposed 
garden areas; and

• New bus stops will be provided to the north to provide 
residents with convenient access to the existing services 
along Westbury Road.
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DENSITY PLAN (SOURCE: FOCUS ON DESIGN) STOREY HEIGHTS PLAN (SOURCE: FOCUS ON DESIGN)
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ACCESS AND MOVEMENT PLAN (SOURCE: FOCUS ON DESIGN) GREEN INFRASTRUCTURE AND POS PLAN (SOURCE: FOCUS ON DESIGN)
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BENEFITS

6.3 There is scope to deliver complementary uses alongside the proposed housing. The scheme will provide a community hub, allotments, 
sport facilities, a potential care home use and provide much needed open market and affordable housing in a sustainable location.
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TIMESCALES AND DELIVERY

6.4 Barratt Homes intend to promote the site for 
development through the Local Plan Review and will seek to 
fully engage with officers at Wiltshire Council and the local 
community/stakeholders during the process. Given that the 
plan will cover the period up to 2036 we would assume that 
the Council are looking to have the Plan adopted no later 
than the end of 2021 (as per the requirements of paragraph 
22 of the NPPF).4

6.5 Barratt Homes are an experienced housebuilder and 
have delivered many successful sites in Wiltshire. They intend 
to deliver the site themselves and  this means that the site 
can be delivered promptly once the site is allocated and 
consent is granted as there is no need to offer the land on 
the open market (as would be the case if it were backed by a 
land promoter).

6.6 Assuming that the site (or part of the site) was allocated 
for development, then planning applications could either 
be submitted in advance of the Local Plan’s adoption (e.g. 
to support the site at examination hearings) or shortly after 
its adoption.

6.7 If consent is granted on the basis above within 12-
18 months of the Local Plan’s adoption, then one could 
realistically expect completions to start being delivered in 
mid-late 2024 onwards.

6.8 It is important to note this deliverable site will help to 
boost the supply of housing in an authority that is currently 
not able to demonstrate a five year housing land supply.

4   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.”
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7.1 Below we set out the various reports and technical work that have informed this Technical Delivery Document. These 
documents can be provided to the Council should they wish to review any of the information.07 

Document Library Title Author Date

Arboricultural Survey Note ACD Environmental Feb 2020

Ecological Constraints Report Ethos Environmental Feb 2020

Heritage Constraints Assessment RPS Feb 2020

Landscape Baseline Report Golby and Luck Feb 2020

Noise Impact Assessment Hepworth Acoustics Feb 2020

Preliminary Flood Risk and Drainage Strategy Phoenix Design Partnership Feb 2020

Transport Technical Note Hydrock Feb 2020

Transport Access Strategy Hydrock Feb 2020

Wiltshire Assessment of Housing Needs Pegasus Group Feb 2020
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