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1. Introduction 

 
 

Knight Frank is instructed by the Landowner to submit these representations in response to the 

Regulation 18 Wiltshire Local Plan Review. The representations are made in respect of Land north of  

Staples Hill, Westwood, Wiltshire.  

 

A Site Location Plan is attached at Appendix 1 and a concept masterplan at Appendix 2.  

 

Where relevant, these representations will refer to the tests of soundness for local plans as per paragraph 

35 of the National Planning Policy Framework (NPPF). The four tests are as follows: 

 

• Positively prepared  

• Justified  

• Effective 

• Consistent with national policy 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

2. Context 

 
The site comprises two field parcels on the western edge of Westwood.  

 

In total, the site measures circa 6.90 hectares (Ha), on account of the northern field parcel comprising 

circa 5.09 Ha and the southern field parcel comprising 1.81 Ha.  

 

The land is currently used as arable farmland and sits immediately adjacent to the existing settlement 

boundary with residential development to the east. The site forms a logical extension to the settlement 

and is well defined and contained by its rural character and would allow development to meet the site’s 

boundaries comprising road infrastructure to the north and south and the existing settlement to the east.  

 

Westwood offers a range of day-to-day services and facilities. Avoncliff railway station, which provides 

direct access to Bath, Bristol, Bradford on Avon, Trowbridge and London, is approximately 0.7 miles (18 

minutes’ walk) from the sites northern boundary.  

 

The village is served by a frequent bus service, with two bus stops located to the south-east of the site 

at The Pastures and Boswell Road with services to Bath City Centre and Trowbridge. Buses to Bath 

commence at 7.23 am and the return services cease at 6.28 pm, thereby enabling future residents to 

access job opportunities that commence before 9 am and finish at 5.30pm. Buses to Trowbridge 

commence at 7.20 am and also provide adequate opportunity to access jobs starting at 8.30 am.   

 

The rail link provides further regular access to Bath, Bradford on Avon, Trowbridge and Westbury outside 

and throughout the aforementioned hours. These services provide sustainable transport options to and 

from the settlement throughout the day (5.30 am – 11 pm). The rail link provides access to the high-

speed line running from the south-west to London, with a total time of 1hr 45 minutes.  

 

Westwood has numerous services and facilities with Iford Primary School, Westwood Stores, a Post 

Office, Westwood Social Club and Downside Nurseries, all within 0.5km of the site. Bradford-on-Avon 

and Trowbridge are the nearest largest centres to the site, offering an extensive range of employment, 

education, retail and industrial facilitates. These are located 2 miles and 3.7 miles away from Westwood, 

respectively.  

 

The site is within reasonable walking distance to public transport, providing regular access to the 

locations identified above.  

 

The site is located within Flood Zone 1, at least risk from flooding. There are no national or locally listed 

heritage assets within the site’s boundary. A bridleway, reference WW00019 passes along the northern 

field boundary in a south west to north easterly direction.   

 



The site is subject to a Green Belt designation and would, at present, be contrary to the adopted spatial 

strategy. However, in assessing locations for development to inform the new Wiltshire Local Plan, 

sustainable rural villages should be considered for development. The site is well contained by robust 

physical features and it is considered that development of this site would represent very limited harm to 

the Green Belt. Whilst the site is currently open land it is contained by its urbanising influences and 

surrounding development resulting in minor contributions when considered against Green Belt criteria. 

 

The site is free from any further technical policy constraints that would preclude residential development 

and offers an opportunity for sustainable growth within a rural settlement. Westwood is recognised as a 

‘Large Village’. The settlements proximity to Trowbridge (Principle Settlement) and Bradford-on-Avon 

(Market Town) significantly boosts the sites access to a range of required services and facilities to 

support additional residential development.  

 

It is critical to the success of the new Local Plan that an emphasis is placed on delivering growth to 

sustainable rural areas, which was largely ignored through the adopted Core Strategy and is potentially 

at risk of being ignored again.  The existing Spatial Strategy limits allocations to a small number of larger 

sites in the urban fringes has not provided enough housing during the plan period, which has led to an 

undersupply of housing within the District. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



3. Local Plan Representations 
 

The Emerging Spatial Strategy broadly replicates that within the adopted Core Strategy, the focus being 

development within the main settlements, namely Principle Settlements and Market Towns, as defined 

by Core Policy 1.  

 

Thereafter, settlements fall within the rural area and are defined as follows;  

 

- Local Service Centres,  

- Large Villages and, 

- Small Villages  

 

The Emerging Spatial Strategy continues to protect the rural area and the countryside only permitting 

these locations to respond to local housing need. 

 

Each of the respective Housing Market Area (HMA) development strategies has been informed by 

specific Area Development Strategy (ADS) papers. Of relevance to Westwood is the Trowbridge ADS 

which claims to have assessed reasonable alternative development strategies within the HMA.  

 

It is confirmed via the ADS that the current spatial strategy (adopted Core Strategy) has been rolled 

forwards via the Local Plan review in terms of forecasting scales of need and its distribution. Overall, the 

evidence informing the review suggests a need to plan for a modest 4% reduction in new homes needed 

over the plan period compared to 2006-2036 as illustrated within the table below. 

 

Principal 

Settlement/Market 

Town 

Wiltshire Core 

Strategy 

2006-2026 

Rolling 

forward for 

2016-36 

Bradford on Avon 595 570 

Trowbridge 6810 6520 

Warminster 1920 1840 

Westbury 1500 1435 

Rest of HMA 665 635 

Total 11490 11000 

Table 1 Housing requirements – Rolling forward the current strategy for 2016 - 2036 

 
Trowbridge as a HMA has previously experienced an undersupply due to its reliance upon large sites in 

the form of Urban Extensions. This has led to significant shortfalls occurring over numerous years. The 

issue primarily relates to infrastructure or environmental constraint, the latter being Bat Special Protection 

Areas (SPAs). The Green Belt designation coupled up with infrastructure and environmental constraint 

are what has primarily impinged upon Bradford upon Avon and the northern fringes of Westbury from 

accommodating additional growth. The Council therefore concludes via the ADS that there is limited 

scope for Green Belt review within rural areas for these reasons.  

 

It is our opinion that such justification is without merit. It fails to consider the role and function of 

settlements within the rural area and the ability these have to make a meaningful contribution towards 

the delivery of housing as well as fulfilling certain environmental objectives. 

  



The sentiment distilled within the Empowering Rural Communities paper to ‘not frustrate local initiatives 

and facilitate meeting needs whilst continuing to protect the countryside’ is supported. However, there 

are fundamental concerns in relation to the emerging spatial strategy and how this will ultimately frustrate 

the delivery of new homes within rural areas and ultimately compromise the ability of the Council to 

implement its preferred approach. 

 

The emerging approach to policy within the rural areas is far too prescript, is constraint led and does not 

consider the relationship of settlements to neighbouring towns and villages. The indicative housing 

requirements proposed conflicts with the principle thrust of National Policy and is therefore inconsistent 

with paragraph 35 of the Framework. 

 

For example, Paragraph 78 of the NPPF encourages sustainable development in rural areas and 

specifically promotes sustainable development…  

 

“To promote sustainable development in rural areas, housing should be located where it will enhance or 

maintain the vitality of rural communities. Planning policies should identify opportunities for villages to 

grow and thrive, especially where this will support local services. Where there are groups of smaller 

settlements, development in one village may support services in a village nearby”. 

 

The constraint led approach which informs the formulaic approach is effectively prohibiting rural 

communities from growing in an organic manner. It is organic growth within rural areas that will enable 

communities to thrive and support local services not constraint led growth where requirements are 

imposed by way of a top down approach. Sustainable development within Westwood would support 

services in Bradford on Avon and Trowbridge as well as the wider rural area and vice versa. 

 

Additionally, the Planning for the Future consultation (August 2020) is a good barometer in relation to the 

government’s commitment to proposed reform at the national level. A key commitment being to ‘support 

prosperity across towns and villages’, the same consultation also acknowledging the importance of 

locations ‘adapting to changing uses and responding to new challenges such as mitigating and adapting 

to climate change’. The consultation also considered proposals to temporarily raise affordable housing 

thresholds at which housing schemes are required to make affordable housing contributions with 

Ministers wanting to see thresholds raised from 10 to 40 or 50 homes in a bid to support SMEs. 

 

The current consultation paper ‘Empowering Rural Communities’ is however adopting a contrary stance 

to the direction of travel at the national level by proposing to reduce affordable housing thresholds across 

rural areas to 5. This approach will not support small and medium sized builders who have been impacted 

by the coronavirus pandemic. To reduce the threshold is at odds with the government’s commitment 

within the Planning for the Future consultation which intends to support the country’s economic recovery. 

To reduce the threshold would expose SMEs operating across the rural areas to increased financial 

constraint as opposed to reducing financial constraint and encouraging the delivery of homes. The 

Councils proposed approach would also disincentivise SMEs from bringing forward schemes that are 

slightly larger than the proposed threshold, because it would be more profitable, as well as, cheaper and 

quicker, to deliver slightly smaller schemes. This could lead to sporadic development of small sites of 

fewer than five units across rural areas making it difficult to deliver comprehensive development 



proposals which bring with them greater benefits to local communities. The increase of affordable 

housing as a percentage from 30% to 40% is however supported, subject to viability. 

 

The proposed approach to direct growth towards Principle Settlements and Market Towns fails to 

consider functional relationships that exist between communities across rural areas, for example; 

transportation, economic and social. Ignoring these links creates a fundamental flaw with the strategy 

given that such links would ordinarily inform growth. It could be said that the proposed approach is 

contrary to the title of the consultation itself by way of inhibiting the potential of rural areas, less so 

empowering, more so stifling and constraining growth thus limiting the potential success of rural 

communities whilst having compounding effects upon the environment and climate should indicative 

requirements be imposed upon settlements in less sustainable locations as currently proposed. 

 

The ‘Emerging Spatial Strategy’ consultation paper also highlights the importance of functional 

relationships by way of making best use of existing infrastructure and transport links to address climate 

change. The Climate Change outcomes detailed within the box on page 4 of the consultation paper 

illustrate the positive outcomes that can be achieved when functional relationships are considered. The 

emerging spatial strategy represents major failures given its focus to direct growth solely towards 

Principle Settlements and Market Towns. There are certain Local Service Centres and Large Villages 

located within the rural areas that have strong functional relationships, for example, Westwood. At 

present the current strategy represents a blinkered approach and reluctance to review the Green Belt. 

The approach is not satisfactorily justified or supported by evidence. 

 

The NPPF is clear at Paragraph 138 that; 

 

“When drawing up or reviewing Green Belt Boundaries, the need to promote sustainable patterns of 

development should be taken into account. Strategic policy-making authorities should consider the 

consequences for sustainable development of channelling development towards urban areas inside the 

Green Belt boundary, towards towns and villages inset within the Green Belt or towards locations 

beyond the outer Green Belt boundary. Where it has been concluded that it is necessary to release 

Green Belt land for development, plans should first give consideration to land which has been previously 

developed and/or is well served by public transport. They should also set out ways in which the impact 

of removing land from the Green Belt can be offset through compensatory improvements to the 

environmental quality and accessibility of remaining Green Belt land”. (Emphasis added). 

 

The proposed approach to disaggregate the indicative housing requirement across the HMA is very 

specific and will constrain sustainable development opportunities that may exist elsewhere within the 

rural area. This approach is further exacerbated by the reluctance to review the Green Belt at a strategic 

level. The ADS has therefore failed to assess reasonable alternatives in accordance with SEA/SA 

regulations on the premise that the Local Service Centres and Large Villages have not been properly 

considered or evaluated. The emerging strategy has not been positively prepared in accordance with 

paragraph 35 of the Framework. 

 

Furthermore, the prescribed requirements as proposed via the emerging strategy are problematic as 

they represent thresholds which will in turn influence the decision-making processes. This is 

counterintuitive and will not encourage growth within more sustainable rural locations, thus acting as an 



artificial cap to housing. If the current approach is to limit growth within rural areas in order to minimise 

impact upon the countryside, then that approach is incorrect. If there is a desire to protect the countryside, 

then this should be managed by way of countryside policies. 

 

It is noted that the emphasis within the consultation is that emerging policy seeks to empower 

communities to determine what additional development can take place and how this will change their 

area. The principle mechanism proposed to enable this to happen is the Neighbourhood Development 

Plan process. This is a different approach to that currently detailed within the adopted Core Strategy.  

 

The adopted CS principally seeks to attribute indicative housing requirements to community areas as 

well as identifying a community area remainder. Within community areas, settlements are prescribed a 

specific requirement and those which are not are expected to contribute towards the community area 

remainder.  

 

Unfortunately, the emerging policies within the ‘Empowering Rural Communities’ consultation document 

applies the prescriptive approach and identifies indicative requirements for Local Service Centres and 

Large Villages. The result of this is zero flexibility in relation to the delivery of indicative requirements 

across rural areas within HMAs. 

 

The requirements as set out at Paragraph 67 of NPPF in relation to Neighbourhood Areas as follows; 

 

…. Within this 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 of the NPPF goes on to state: 

 

…. “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. 

This figure should take into account factors such as the latest evidence of local housing need, the 

population of the neighbourhood area and the most recently available planning strategy of the local 

planning authority” …. 

 

Therefore, the approach via the current consultation is correct in terms of defining a requirement because 

this provides a context within which Neighbourhood Plans can then be prepared. However, the contention 

we have is that the emerging policy goes beyond this and prescribes an indicative housing requirement 

directly to the rural settlements, rather than a designated neighbourhood area. This is confirmed at 

paragraph 78 of the consultation document ‘Empowering Rural Communities’. 

 

The disaggregated approach proposed across Local Service Centres and Large Villages also fails to 

consider whether settlements have Neighbourhood Plans or emerging Neighbourhood Plans. 

 

The ‘Empowering Rural Communities’ paper at Paragraph 41 also highlights “the need to take account 

of evidence of local need and what opportunities exist. The requirements also provide an indication of 



the levels necessary to support the role of the settlement. Actual levels determined by each community 

may be less of more depending on local evidence.” 

 

The current approach does not appear to have considered the role of settlements. If this were considered 

it would most probably impact upon the levels of growth proposed to various settlements and there is an 

inherent lack of evidence surrounding the role and function of settlements. If this evidence were compiled, 

then it would likely result in revisions to the disaggregated approach across the various rural settlements 

and point towards some of the more sustainable development locations. 

 

The disaggregated approach is also reliant upon Neighbourhood Plans being prepared and for these to 

allocate the indicative requirement within their respective area. It cannot and must not be assumed that 

all areas across Wiltshire will prepare a Neighbourhood Plan. There would be no means in which to 

deliver the quantum of development expected across rural settlements if the Neighbourhood Plan 

process stalled, the only recourse to address this would be to allocate via an Allocations Development 

Plan Document and it is highly unlikely that a review of the allocations DPD will occur to address minimal 

shortfalls arising from within rural areas. 

 

A further issue with regards to the disaggregated approach and reliance upon Neighbourhood Plans is 

the lack of flexibility in relation to emerging policy. Paragraph 82, bullet three refers to flexibility however 

due to requirements being assigned to settlements then no such flexibility exists.  

 

As has already been inferred the disaggregated approach within the rural area fails to consider the 

proximity of rural settlements to principle settlements (role and function). The proximity having been 

completely ignored is also a flaw to the formulaic approach due to many rural settlements benefitting 

from functional relationships to urban centres. Where there is evidence that rural settlements share a 

functional relationship to urban areas then greater indicative requirements could and should be imposed 

to help alleviate the pressure upon the Principle Settlements and support rural communities in 

accordance with Paragraph 78 of the NPPF. The current approach is therefore ineffective and fails the 

tests as set out within paragraph 35 of the framework. 

 

The proposed disaggregation also raises considerable concern in relation to the calculation of housing 

land supply. At present, housing land supply is calculated in accordance with Housing Market Areas, 

however, it is not understood how it is to be calculated within the context of this consultation.  

 

It would appear as though the Council is looking to assess supply across distinct areas, these being main 

settlements and rural areas. If correct, then we question how indicative requirements to rural areas would 

be considered in the decision-making process in the context of shortfalls arising within main settlements. 

The concern here being that if there is not a Neighbourhood Plan or Neighbourhood Plans are not 

proposing to allocate then this could be used as a policy tool in which to assess proposals against. This 

would add a layer of inappropriate protection restricting rural locations from receiving additional growth 

above that defined by indicative requirements. 

 

Our concerns further extend in relation to NDPs and their ability to deliver across the rural area because 

there is a national picture demonstrating that take-up in relation to Neighbourhood Plans is slowing with 

an increased drop-off rate as neighbourhood areas are designated and not progressed. These findings 



are detailed within a research paper produced by Reading University, entitled ‘Impacts of Neighbourhood 

Planning in England’ and attached at Appendix 3. 

 

Within Wiltshire there are only 38 ‘made’ NDPs across 259 parishes which represents coverage across 

the unitary of only 14.5%, see Appendix 4. By way of comparable evidence, Cornwall is also a unitary 

authority with 213 parishes. Cornwall also has 38 ‘made’ NDPs confirmed, this represents coverage of 

17.8%. However, the number of designated NDP areas to ‘made’ plans differ considerably with 83 

designated across Wiltshire and 124 designated across Cornwall, as percentages these represent 32% 

and 58% respectively. Of the 83 designated areas within Wiltshire 54% are not progressing with their 

NDP and 69% are not progressing across Cornwall.  These statistics further endorse the findings 

reported within the research published by Reading University. 

 

Our analysis of the disaggregation of housing to rural areas concludes that many settlements have 

already significantly fulfilled requirements by way of completions or commitments. It is therefore evident 

that the current strategy is not supportive of meaningful growth within the rural areas and by virtue the 

strategy does not permit rural areas to grow and thrive. This is very much a do-nothing strategy across 

the rural areas which could have an adverse effect upon communities from a social and economic 

perspective resulting in them becoming sterile locations. This approach is also contrary to that which was 

adopted within the CS. The CS sought to incorporate a degree of flexibility by not being overly prescript. 

The current approach it at odds with this and highlights further the intended approach to cap and 

constrain development within rural areas. 

 

Beyond the Neighbourhood Planning process, the indicative requirements identified via the formulaic 

approach could become policy by proxy. This would prove detrimental to the determination of 

development proposals within Local Services Centres or Large Villages. 

 

The current approach also ignores up to date data on local needs when applying the formulaic approach. 

The disaggregation of housing should not act as a threshold to housing within rural areas. Only 48 of the 

259 parishes (18.5%) within Wiltshire as at January 2021 had completed a rural housing needs 

assessment, see Appendix 5. This statistic not only demonstrates the lack of engagement in relation to 

housing need assessments at the local level but it also demonstrates that the indicative requirements 

prescribed should not act as benchmark or threshold as needs assessments may determine otherwise. 

 

The Empowering Rural Communities paper also confirms that the councils suggested scale of housing 

growth will be finalised based upon comments received. The disaggregated approach across the rural 

areas should be guided by evidence not comments. The indicative figures consulted upon are therefore 

not predicated upon needs assessments or evidence even though the consultation paper confirms that 

individual communities are encouraged to complete needs assessments to determine growth. 

 

On the basis that needs assessments are incomplete it is difficult to gauge whether the disaggregation 

across the rural area is in fact correct given that there is no evidence to support the figures that have 

been attributed to the various settlements. The lack of evidence to inform the disaggregation is alarming 

and under usual circumstances Councils would rely upon evidence to inform the distribution of growth. 

The current approach completely disregards the value of evidence, for example, services and facilities 



present within a settlement to then help inform a strategy. Understanding these social and economic 

drivers is fundamental in terms of understanding the role and function of settlements. 

 

The current approach to disaggregation has also been informed by historic rates of development, acting 

as an indicator in terms of likely scales of growth that might be appropriate within each settlement. The 

consideration of population size and constraint further ignores the role and function of settlements within 

rural areas. The methodology for calculating disaggregation is detailed within Appendix 1 of the 

consultation paper. 

 

The methodology is problematic for two reasons, the first is that population size does not provide 

sufficient detail in relation to an understanding of settlements and the second is that the proposed 

strategy assigning figures to constraints without providing detail or justification. To understand the 

calculations in full the spreadsheet referred to within the consultation paper should have been made 

available so that these figures could be properly scrutinised, interpreted and understood. 

 

Finally, the emerging plan seeks to rely upon and set brownfield targets. It should be noted that 

brownfield targets are only suitable where it is known that brownfield land can be delivered and is 

economically viable to regenerate. Setting brownfield targets will not encourage such sites to be 

developed before greenfield sites. The proposed approach will simply leave the Council open to 

challenge in terms of maintaining a five-year land supply of deliverable sites if brownfield requirements 

are set. There are many well-known immediate challenges of redeveloping brownfield land with most 

requiring some sort of treatment before regeneration and others being complex to assemble in terms of 

landownership. The reliance upon brownfield through setting targets should not be based upon an 

assumed windfall. This approach is not robust, and it is recommended that it be excluded with 

requirements being re-attributed across the HMA. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



4. Conclusions 
 

The new Local Plan should look to direct growth to areas that are inherently connected to existing 

settlements in proximity to strategic employment facilities, well served by sustainable transport 

infrastructure and provide opportunities to maximising the use of both public transport and active travel 

routes. Prioritising growth in areas that benefit from such principles will inevitably help the local authority 

achieve a better balance between future employment and residential requirements, reduce the need and 

reliance on private transport to commute further afield whilst encouraging more active forms of transport 

thereby reducing carbon emission through healthier lifestyle choices. 

These representations clearly demonstrate; 

• A lack of insufficient justification and evidence to conclude that a Green Belt review is not 

necessary. 

• A failure to consider the role and function of settlements within rural areas based upon the 

formulaic constraint led approach. 

• The constraint led approach does not consider relationship of Principle Settlements and Market 

towns to sustainable settlements in rural areas. 

• The emerging strategy does not seek to promote growth and vitality within rural area, instead it 

seeks to disaggregate specific indicative requirements which are perceived to represent a cap 

to development. 

• The disaggregated approach across rural areas does not adequately address or consider 

environmental and climate change objectives within emerging policy. For example, there are 

more sustainable locations to disaggregate growth to than some of the proposed locations. 

• A reduction to the Affordable Housing threshold increases financial constraint and risk within 

rural locations and by virtue discourages the delivery of homes. 

• The ADS has failed to assess reasonable alternatives in accordance with SEA/SA regulations 

via the disaggregated approach, specifically Green Belt locations. 

• The disaggregated approach relies upon the NDP process to allocate.  

• Indicative requirements have been attributed to rural areas some of which are located within 

the Green Belt. Green Belt reviews need completing at the strategic level not via NDP processes 

• There is no flexibility in relation to the indicative requirements proposed as they’re specific to 

settlements. 

• Indicative requirements should be dealt with across the rural area within a HMA and expressed 

as a ‘rural remainder’ akin to the existing strategy within the adopted core strategy. 

• NDP process will likely fail to allocate indicative requirements based upon performance of 

designated areas and how these are progressing.  

• A review of rural area requirement via an allocations DPD highly unlikely. 

• The disaggregated approach to the rural area raises serious concern in terms of calculating 

housing land supply. Is supply to be calculated HMA wide or will rural areas be treated 

differently. 

• The indicative requirements across many rural areas has already been met by way of 

completions and commitments, strategy is not supportive of meaningful growth. 

• NDP process in relation to indicative requirements could become a policy by proxy when 

resisting development proposals and is detrimental to the decision making process. 



• The indicative requirements attributed by the constraint led formulaic approach has not been 

informed by local needs assessments. These may determine otherwise. 

• The spreadsheet that generates indicative requirements needs to be made available so that it 

can be interpreted and properly understood. We believe this pays no regard to the role and 

function of settlements within rural areas. 

• Over reliance upon brownfield sites, informed by an assumed windfall. This is not a robust 

approach and brownfield targets should only be defined where suitable evidence exists in 

relation to specific sites and these being economically viable to regenerate. 

In light of the above it is our firm belief that all rural settlements should be considered on their own merits 

and through the Sustainability Appraisal process, the most sustainable settlement options for 

development being identified. We do not suggest that some development is then placed at each of these 

locations, but rather, through a more detailed assessment with input from statutory consultees and 

ongoing public consultation, the Council will reach a point where they have a list of the most sustainable 

locations to deliver their housing requirement. 

Many of the sustainable rural villages are within Green Belt in the north-western part of the authority 

area. As such, to inform the Councils development strategy, it needs to evaluate all rural settlements 

based on their sustainability and access to services and facilities, rather than location within the Green 

Belt. The Council needs to determine which settlements are the most sustainable and capable of 

accommodating sustainable growth.  

Westwood should be supported as a location for non-strategic growth through the Local Plan due to the 

settlement’s high levels of access to local facilities and services. 
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Impacts of Neighbourhood Planning in England 
 

Executive Summary  
The Approach  

The data collection elements of the research was conducted between September 2019 and 
March 2020 and involved desk study analysis of 141 plans as well as a cohort assessment 
of 865 completed neighbourhood plans; 143 questionnaires targeted at active 
neighbourhoods and Local Planning Authorities. Nine case study areas across England 
involving 20 neighbourhood plans were  studied and three targeted discussions with 
developers, non-completing groups and active neighbourhood planning consultants were 
held.  

 

Key Findings  

The key findings are set out in precis and organised here by the six Research Objectives: 

1. Development Impacts and Housing Supply 

Neighbourhood planning’s contribution to housing supply can be significant. Neighbourhood 
plans which are allocating housing sites are providing sites for an average additional to local 
plan allocation 39 units per neighbourhood plan. The study found 18,000 units above LP 
allocations in 135 plans. However communities seeking to make housing allocations did 
encounter added burdens, both technical and political compared to creating a non-allocating 
NP. Scaling-up production of NPs could make a significant contribution to housing supply – 
particularly if cooperation between neighbourhoods and  LPAs are strengthened further. 
There was no evidence found that NPs displace development from other parts of the local 
authority area. 

 

2. Other Development Impacts (including Quality of Development) 

Neighbourhood plans have helped improve design policy and refined local priorities e.g. 
housing for specific societal groups. There is further potential within the neighbourhood 
planning process to reflect both community needs and tie with more strategic concerns 
coming from above. Closer partnership working between communities and planning 
professionals (i.e. local government planners and planning consultants) can help address 
this. Better recognition and more targeted support for the effective integration of place-
making matters that go beyond pure land use planning policy would also benefit 
neighbourhoods and other interested parties (e.g. local government, third sector, funders). 

 

3. Decision-Making and Investment 

Neighbourhood plans have improved local engagement with local planning authorities, and 
are important vehicles for place-making beyond land use planning. Other initiatives have 
included the establishment of Community Interest Companies and Community Land Trusts. 



Impacts of Neighbourhood Planning 

 

Page 4 of 44 
 

This highlights that communities lack a formal arena for place-making projects unrelated to 
planning policy, and may help explain why a large number of communities have not 
completed land use plans (NDPs).  

In terms of how the  Plans are used in practice, the evidence from LPAs and appeals 
indicates NPs do have an influential role in decisions, reflecting their legal status, and as a 
minimum they provide nuance to decisions. Over half of LPA respondents see NDPs as 
having a ‘moderate’ or ‘high’ degree of influence on decision-making. Moreover, responses 
suggest the vast majority of decisions that go to appeal go in favour of the relevant NDP. 

However, their impact will vary according to the circumstances and Plan policies. We found 
no evidence that NPs were ignored but some communities felt Plans were not always 
recognised as clearly as they would wish. This indicates that LPAs could better communicate 
how neighbourhood plans have been taken into account and highlights the value of clear and 
specific policies that have been road-tested by development management officers. MHCLG 
could share best practice to support LPAs in their role in developing and implementing NDP 
policies. 

 

4. Community Attitudes and Engagement 

Community attitudes to development may become more positive as a result of the NP 
experience, and the acceptability of development is supported by a large proportion of Plans 
with policies on design and affordable housing. Some neighbourhoods reported better 
relations with LPAs and a more positive attitude to development, but in other cases poor 
relations with some LPAs and lack of an up-to-date Local Plan also presented a barrier. 

There was no clear evidence that there is faster delivery of sites, though where sites are 
chosen in the NDP they are clearly more accepted by the community, which can reduce 
delays associated with legal challenges or other forms of opposition. Often allocation of sites 
is a motivator as it allows greater protection of other locally important spaces. It is therefore 
important to maintain protection for neighbourhood plans from speculative development.  

 

5. Influence of Geography 

While there has been strong take-up of neighbourhood planning since 2011, there are many 
neighbourhoods who have not used this community right. The total number of communities 
who have started or completed neighbourhood planning went beyond 2,600 in Autumn 2019, 
but the take-up rates have slowed considerably. The main reasons for this are associated to 
known time, processual and technical burdens, relationship with local plan progress, and 
levels of enthusiasm in some local planning authorities. This indicates that for some 
neighbourhoods an uptodate Local Plan lessens their concern to finalise a NDP. 

There is a noticeably low take-up in urban areas, and  in northern regions. It is notable that 
all LPAs with no activity are urban. There are a range of reasons for this disparity and if 
government wish to continue to support the initiative there will need to be affirmative action 
taken to sustain and expand neighbourhood planning activity. Government are missing an 
opportunity to realise benefits in urban and deprived areas and assist in their levelling-up 
agenda. As such Government should consider either increasing support to reflect additional 



Impacts of Neighbourhood Planning 

 

Page 5 of 44 
 

challenges faced by these communities, or ensure community engagement/involvement, in 
other less burdensome ways.  

 

6. Success Factors and Common Barriers 

While NP is a manageable process for most parished communities and a NDP is an 
achievable goal, support from consultants and positive relationships with LPA are important 
to helping with progress. MHCLG could do more to identify and share best practice for LPAs, 
particularly around site identification. The process remains burdensome for community 
volunteers with the time taken to reach completion around three years (and for many it can 
take longer). NDPs take longer when Local Plans are in progress, particularly where a new 
Local Plan is initiated after NDP work has started. This can add a further 6-10 months to 
NDP production on average. Better alignment with LPAs and Local Plans may assist here.  

Local Planning Authority (LPA) support overall is varied, with examples of strong support but 
also ambivalence in other areas. A common criticism was duplication of policies and MHCLG 
could find ways of better aligning / integrating Local Plans and NP processes – through 
clearer ongoing communications between LPAs and neighbourhood planning groups. 

 

Key Areas for Further Work 

A list of 13 suggested areas for further work are set out in the final report and they are aimed 
at maximising the benefits of neighbourhood planning. These include integrating 
neighbourhood planning better across the key actors who play important roles in its success 
and involve attention being paid across a number of aspects of neighbourhood planning. Our 
suggestions seek to add value to the policy and address four wider governmental aims, 
namely: the levelling-up agenda, improving the design of new development; increasing the 
supply of housing and affording more power to communities. 

The suggested areas for further work, set out in section 3.2 in the full report below, briefly 
are:  

• to continue to support the neighbourhood planning policy (Area 1);  

• to address uneven uptake of neighbourhood planning (Area 2);  

• to introduce a ‘triaging’ process to funnel communities into the appropriate tool for 
their needs and aspirations and (should they pursue an NDP) to tailor support (Area 
3);  

• to reform funding arrangements to make them more equitable (Area 4); 

•  to introduce better training for all NP participants (Area 5);  

• to guide and encourage LPAs to better support NP communities (Area 6);  

• to continue and extend the emphasis on NP as a means to deliver enhanced design 
(Area 7);  

• to better align NDPs and Local Plans (Area 8);  
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• to actively promote creative participation and place-making beyond land use 
planning matters (Area 9);  

• to promote more efficient knowledge exchange (Area 10);  

• to ensure greater consistency during the NDP examination process (Area 11);  

• to improve messaging around decisions made using NDPs (Area 12); and 

• to provide greater clarity concerning NDP Reviews (Area 13). 
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Impacts of Neighbourhood Planning in England 
 

1. Introduction and Overview 
 
1.1 Overview 
Neighbourhood planning (NP) has been on offer to communities in England for almost a 
decade. It was formally introduced into the English planning system under the Localism Act 
(2011), although first wave ‘frontrunners’ were piloting the initiative from late 2010. In this 
time, NP has remained as an important part of Central Government’s approach towards 
localism, enabling local growth and increasing the housing stock. This review was funded by 
the Ministry of Housing, Communities and Local Government (MHCLG), and follows on from 
the User Experience of Neighbourhood Planning in England study conducted in 2014, funded 
through the Government’s Supporting Communities programme (see Parker et al, 2014). 
 
The following report is the distillation of an extensive research project that has surveyed 
Local Authorities, consultants, the development industry, as well as both communities who 
have completed a Neighbourhood Development Plan (NDP) and those who have struggled 
to complete their Plan. 
 
1.2 Research Brief 
The research was set out by MHCLG to cover a series of core Research Objectives (ROs). 
These concerned: 
 

• Development Impacts and Housing Supply 
• Other Development Impacts (including Quality of Development) 
• Decision-Making and Investment 
• Community Attitudes and Engagement 
• Influence of Geography 
• Success Factors and Common Barriers 

 
1.3 Methods 
The research was divided into four Work Packages (WPs). The methods employed and the 
sampling approach adopted are set out in the relevant annexes. In summary the work 
packages provided a national picture of NP, split into two parts: a full update of 
neighbourhood plan activity covering over 2,600 designated NP areas and all ‘made’ Plans 
(a total of 865 at the time of the research). The second part evaluated all plans that had 
passed referendum and allocated sites for housing between mid-2015 and 2017, a total of 
141 plans.  

The second WP comprised two questionnaires developed to collect a range of qualitative 
and quantitative data. The first, WP2a, elicited the views of community members 
representing made NDPs from across England (n=100). The second, WP2b, the views of 
LPAs supporting communities in NP (n=43). Thirdly a series of nine case studies formed of 
desk study analysis and interviews were carried out. Cases were selected by a spread of 
more urban and rural areas, by geography and in terms of number of completed 
neighbourhood plans (Figure 1).  
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Figure 1: WP3 Case Studies 
Case Character Region Number of adopted/made 

Plans (as at Oct 2019) 
 

1. Camden  Urban  London 4 
2. Leeds  Urban  Yorkshire 13 
3. Bassetlaw  Rural  East Midlands 15 
4. Sedgemoor  Rural South West 8 
5. Basingstoke  Urban/Rural South East  10 
6. Aylesbury Urban/Rural  South East  21 
7. Lichfield  Urban/Rural  West Midlands  11 
8. East Suffolk  Rural East of England  9 
9. Herefordshire  Rural  West Midlands  67 

 
 
Finally, targetted discussion involving two focus groups (planning consultants and housing 
developers) and a set of 11 ‘stalled groups’1 studies were completed. The focus groups and 
interviews were organised to discuss key themes that covered participant experiences and 
the relevant Research Objective. 
 
 
 

  

 
1 This was a wide category that included those who did not pursue an NDP after initial investigation 
and those who delayed or abandoned production of a neighbourhood plan. 
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2. Main Findings 
 

This section outlines the main findings of the research set out by the main themes of Impact 
on Development, Wider Impacts and Decision-Making. First, we set out existing knowledge, 
then some of the overarching findings, largely derived from the desk study work The research 
confirms known patterns regarding NP take-up, but also reveals previously unknown issues, 
namely the trajectory of take-up (see Figure 2) and relationships between NDPs and Local 
Plan production. 
 
Context: existing research on neighbourhood planning 
Neighbourhood planning has prompted a substantial amount of attention in both planning 
practice and academia. It is necessary to contextualise the current research into a brief 
synopsis of the existing research literature to ensure that key aspects are kept in view. 
 
Information derived from research thus far had indicated higher take-up in affluent and rural 
neighbourhoods (Defra, 2013; Vigar, 2013; Parker and Salter, 2016, 2017) with ongoing 
pessimism about the ability of NP to promote local regeneration in the most deprived areas 
that lack market interest and development opportunities (Bailey and Pill, 2014). 
 
Some of the burdens that the NDP process involved were seen as challenging for many and 
provided impetus for many neighbourhoods to involve consultants. Key issues faced by 
volunteers included understanding technical issues, navigating the regulatory hoops, and 
learning ‘planning speak’ (Parker et al., 2014). 
 
Debates have explored the extent to which NDPs are a true reflection of community wishes 
(Wills, 2016) and raised concerns that neighbourhood plans ‘double up’ on local plan policies 
rather than creating innovative and value-adding policy (Brookfield, 2017). Furthermore, 
NDPs are overlaid on complex social fabrics - instigating a plan can entrench local divisions 
and fuel existing conflicts, particularly in diverse neighbourhoods (Colomb, 2017). There has 
been positive evidence of a revitalisation of democracy in Town and Parish Councils, and 
the ability of NP to create new collective identity (Bradley, 2015; Bradley et al, 2017; Brownill 
and Downing, 2013). 
 
It has been found that some communities had adopted conservative positions in anticipation 
of legal challenge, and/or have found their NDPs limited by officers, consultants and 
examiners (Parker et al, 2016) acting to encourage ‘norm enforcement’ (Parker et al, 2017). 
Doubts exist as to whether the light touch regulatory approach may have resulted in NDPs 
not being able to withstand the rigours of implementation and raised concern regarding the 
availability of affordable and accessible housing supply (Field and Layard, 2017). 
 
Although Local Authority support has been widely recognised as crucial to successful NP, 
this has proven uneven and difficult at a time of stretched local government resources. LPAs 
are expected to ‘do more with less’ and resourcing issues have been exacerbated by 
contradictory priorities from central government (Ludwig and Ludwig, 2014; Salter 2018). 
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This has led to calls for sustained funding for direct professional involvement in NP in order 
to maintain the policy’s efficacy (McGuinness and Ludwig, 2017). 
 
Some analyses have positioned communities as a moderators of market liberalisation, 
bringing them into conflict with housing development market. Evidence on the ability of NP 
to deliver new housing is particularly patchy (Lichfields, 2016; DCLG, 2016), although as 
relayed above, various studies have found new development to be better tailored to local 
needs. Some evidence has indicated a promising concentration on ‘socially inclusive’ growth 
and sustainable housebuilding with a social purpose (Bradley and Sparling, 2017; Bradley et 
al, 2017). For example, NDPs focussing on locally relevant locations, housing mix, 
occupancy, and design (Bailey, 2017). Examples of innovation concerning housing provision 
is also a positive outcome of NDPs (e.g. interest in community-led initiatives such as 
community land trusts, self and custom-build projects, ‘co-housing’ and other models (e.g. 
Field and Layard, 2017). Moreover, whilst plans may not project a definitive vision of a 
neighbourhood, they can act as useful a negotiating tool for local communities (Brownill, 
2017). 
 
As with all localist initiatives, neighbourhood planning has played out differently in different 
contexts (Brownill and Bradley, 2017), making it hard to reach an ultimate or definitive 
evaluation of the policy’s success. The research literature reveals a policy with some notable 
successes and marginal gains; however these appear to be limited to more affluent 
communities and are bounded by constraints that go beyond the policy itself. 
 
Several reports have made recommendations relating to neighbourhood planning, notably 
the 2014 study (Parker et al, 2014; 2015) which identified recommendations including clarity 
over the duty to support on LPAs; simplification of the process of designation stages 
(subsequently addressed); clearer messaging on interpretation of the rules for canvassing 
for either ‘Yes’ or ‘No’ vote at referendum; and clearer messaging regarding the future role 
and status of NDPs. 
 
More recently the Locality report People Power (2018), although with a broader focus, asked 
for an extension of ‘the powers which can be designated to neighbourhood forums in non-
parished areas’ (2018: p19). While the London Assembly (2020) also with a focus on Forums 
produced its review of neighbourhood planning in the capital. That report included 
recommendations to the mayor and other parties highlighting the need for training - for 
officers and elected members, to hone the duty to support and to ensure better support for 
communities across the stages of NDP production, to look at improving the funding 
arrangements for Forums, addressing CIL arrangements and its spend, and to require 
publication of NP funding and spend by LPAs. The Publica work (2019) commissioned by 
NP.London, also had a focus on urban and deprived areas, they identified four areas for 
action, set across: process improvements, mainstreaming or integration of NP activity, 
funding arrangements, and lastly how to better support and foster capacity. 
 
2.1 The National picture: take-up of neighbourhood planning overall 
Despite the success and considerable take-up in some areas, nationally it is clear that take-
up is slowing. The number of new area designations and NDPs passing referendum has 
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decreased over time and there is a high drop-off rate as neighbourhood areas are designated 
but not progressed. The number of new area designations is indicated in Figure 2. 

Figure 2: Number of neighbourhood area designations per annum (2011-2019) 

 

 

The number of Plans passing referendum on an annual basis is also declining - as shown 
in Figure 3. 

Figure 3: Number of neighbourhood plans passed referendum per annum 

 
 
 
As in the User Experience of Neighbourhood Planning study2 the overall picture of take-up 
of NP is biased towards parished, rural areas. There is activity in all region of England, 
although 18% of LPAs are completely without Neighbourhood Planning activity. There are 
higher levels of take-up in some areas, notably the South East and South West, and with 
correspondingly weaker take-up elsewhere, particularly in the North East and London (see 
Figure 4).  
 
 
 
 

 
2 Parker, G. et al. (2014) User Experience of Neighbourhood Planning. 
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Figure 4: Regional Take-up of NP 

 
 
Less than 10% of designated neighbourhood areas are Forum-led (i.e. unparished and 
predominantly urban) and the majority of the LPAs with no NP activity are located in urban 
areas (see key statistics in Box 1). 
 

 
Box 1: Overall take-up of Neighbourhood Planning in numbers3 
 
• 2,612 areas are designated and can or have progressed Neighbourhood Plans; 9 

were revising a “made” neighbourhood plan 
• 865 of the total have been “made” and a further 16 have passed referendum 

(34%)4 
• 9 neighbourhood plans have failed examination, 6 failed referendum, 1 has been 

quashed in the High Court and a further 8 have formally withdrawn from the 
process. 
 

The vast majority are led by Parish / Town Councils:  
• 91.5% of area designations were led by Parish/Town Councils and 8.5% were 

Forum-led 
• 94.3% of “made” Plans were led by a Parish/Town Council and 5.6% were Forum 

led. 
● 58 LPAs have no neighbourhood planning activity (no designated areas) - 18% 
● There are 22 business-led neighbourhood plans: 20 of which were Forum-led. 

 
 
 
 

Relationship between Local Plan and neighbourhood plan-making 

 
3 As at September 2019. 
4 Noting that by May 2020 more than 1000 neighbourhood plans had passed referendum. 
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The research identifies that although nearly 60% of neighbourhood areas were designated 
in LPAs where the Local Plan was emerging only 29% of NDPs were “made” in advance of 
the adopted Local Plan. This suggests that the timing and relationship between the Local 
Plan and NDPs is of importance (see Section 2.2). Considering the findings as whole, 
although the process is burdensome NP appears to be a manageable process for 
communities who overcome the initial barriers. The community questionnaire for example 
revealed that for 90% of respondents the process went ‘well’ or ‘OK’ (as opposed to ‘not 
well’). The role of consultants is important to note here: 84% of respondents in the community 
questionnaire indicated that consultant input was ‘essential’ to their progress. The 
experiences of communities who have not completed NDPs were not captured in the 
questionnaire, and so the issues and obstacles relating to NP were captured elsewhere in 
the project (particularly WP4). This suggests that a completed NDP is an achievable goal for 
all communities, given adequate support once they are ‘in the system’.  

 
The research focussed on housing and on the NDP-Local Plan relationship. What emerges 
is a very complex picture of the context in which housing allocations are made, why they are 
made, how many units are allocated and the relationships between the numbers in NDPs 
and Local Plans. 
  
The time taken to complete a NDP in relation to the Local Plan situation is set out in Figure 
5. There was little difference between the completion time for NDPs started after a Local Plan 
(core strategy) is completed/adopted and the completion time for NDPs made before a new 
LP is commenced, but there was a significant difference where a NDP is started (but not 
made) in advance of a new Local Plan being commenced. 
 
Figure 5: Time taken to complete an NDP 
 

 
 
 
Responses from the survey work (WP2) indicated that the preparation of Local Plans can 
dominate planning officers’ time, impinging on their ability to support communities on 
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neighbourhood planning. LPAs deemed least supportive by communities were typically 
working on an emerging Local Plan. Furthermore, the lack of an up-to-date Local Plan 
creates uncertainty for communities, particularly regarding conformity (i.e. whether NDPs 
should aim to be in conformity with the existing or emerging Local Plan). It should be noted 
that as Local Plans move to a five-year cycle, and early NDPs begin to be reviewed, the 
issue of conformity with emerging Local Plans will likely become more acute. This is an 
important aspect that requires attention. 
 
The case studies also showed how some Local Authorities have been keen to integrate 
NDPs as they emerge (i.e. to reconcile emerging Local Plan policy and site allocations), while 
others have struggled to reconcile timings and resource constraints. Future reforms to NP 
should seek to find improved means to coordinate and synchronise or phase activity on Local 
Plan-making and NDPs and integrate neighbourhood planning Groups into the Local Plan-
making process. For example, site selection activity could be better integrated since local 
communities are often better placed to identify potential development sites than standard 
LPA processes. Drawing out best practice in this regard could also assist but our findings 
suggest that some LPAs may not be entirely receptive to closer working with neighbourhood 
planning entities. 
 
 
 
2.2 Development Impacts (Theme 1) 
 
The way that NDPs have acted to influence development is a central topic of interest in this 
study. This specifically relates to impacts on numbers of housing sites and units and in terms 
of quality and sustainability (see also Theme 2 below) and other factors relating to the 
delivery of new development. The findings show that NDPs can allocate more housing than 
the Local Plan might suggest. This occurred in around one third of cases where such Plans 
had chosen to allocate at all. However the local conditions and timing of the neighbourhood 
plans against timing of the Local Plan play a part in decision-making and act to shape the 
numbers achieved. 
 
 NDPs Allocating Housing Development 
 
To assess the effect of neighbourhood plans on housing allocations, a sample of 141 made 
NDPs was reviewed – of which, only two were without an Objectively Assessed Need (OAN) 
figure (either for the NDP area or for a wider area/entire district). Overall: 
 

• 63% of NDPs had OAN figures provided for the NP area (including emerging figures) 
• 26% of these NDPs allocated sites for fewer dwellings than OAN requirement (or 11% 

if windfall and reserve sites are taken into account) 
• 38% (32 out of 84 plans that allocated) - where they were given an NDP area OAN 

exceeded their requirement. 
 
As a result the number of homes planned for across the NDPs in this sample amounted to 
an allocation of 24,741 homes on 480 sites (n=135).  
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This gives a mean average size per site of 52 homes, with 4 sites per plan (46% of the 
sample had an average site size of 21-100 dwellings and 33% had an average of 101-300 
dwellings).  
 
32 Plans (38%) exceeded their OAN requirement. Of the sample only 19% had based their 
housing requirements on an adopted or examined Local Plan. Therefore, for the majority of 
neighbourhood plans the OAN / housing number identified in the Local Plan had yet to be 
tested through Examination (EiP) and only 63% (n=89) were provided with a figure for their 
specific neighbourhood area. Of these, 26% of NDPs allocated for fewer dwellings than the 
OAN once completions and sites in the planning pipeline had been taken into account. 
Windfall and reserve sites bring this figure down to 11%. Considering sites that were already 
allocated in emerging or adopted Local Plans and sites with planning permission, NDPs 
allocated a net number of over 18,000 additional dwellings with an average site size of 39 
dwellings. 
 
The general conclusion that can be drawn from the review of the 89 NDPs, that were given 
a specific housing number/OAN and chose to allocate sites, is that most did allocate sufficient 
numbers of houses - with a good number exceeding their requirement. Of the NDPs that, on 
the face of it, did not meet the OAN requirement, often there was a wider context to this which 
meant that there was not necessarily deliberate under-provision or, where the requirement 
was not ultimately met, this was by a de minimis amount. 
 
Only a minority of communities responding to our surveys had allocated ‘additional’ sites in 
their NDP; their reasons for doing so included seeking to fund necessary infrastructure 
through new development (i.e. through s106 and CIL monies), seeking to achieve greater 
levels of affordable housing for the local community and seeking to avoid future development 
on unpopular sites. Here, it should be noted that a key finding from WP2 was that many 
respondents were unclear about whether their Plan was delivering net additions in terms of 
housing numbers, emphasising the frontline ambiguity about the Neighbourhood 
Development Plan-Local Plan relationship due to differing stages of Local Plan production 
and associated site allocations. 
 
Not all neighbourhoods wish to allocate sites. There are two main reasons: firstly, allocation 
can be difficult for some communities - due to extra technical burdens (somewhat eased by 
use of consultants). Second because of possible community conflict over allocation. The 
feeling expressed by some non-allocating and allocating neighbourhoods was that 
allocations could lead to accusations of impropriety or worsening of personal relations 
generally.  
 
 
Types of housing policy and site allocation requirements  
The 141 NDPs reviewed contained 419 housing-related policies (an average of three policies 
per NDP – in addition to average four site allocations per NDP). Affordable housing, 
green/renewable, design, character/layout and density were all well-represented in policies. 
Housing design was the most common (67% of NDPs), then affordable housing (57% of 
NDPs). 
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In site allocation policies, 45% of NDPs addressed housing mix, 33% local needs and 31% 
needs of older people. Unsurprisingly, the vast majority of respondents indicated that their 
NDP sought to improve the quality of development in their area (89%) – typically through 
design policies or a comprehensive design guide - and the same number of respondents 
sought to tailor development to local needs (n= 89). 
 
The planning consultants interviewed as part of the study saw more potential for NDPs to 
carry innovation through their policies but a lack of confidence in and support for such policies 
may be discouraging this – with only a minority ‘innovating’. We think that a more directive 
approach to encourage neighbourhoods to finesse, extend or otherwise build from local 
policy and national and international ideas and needs could be very useful. Awareness 
raising and communication about such ideas and opportunities is needed, including amongst 
consultants, LPAs, and Examiners whose practices may be inadvertently stifling innovation 
in some locations. 
 
 
Impact on development outcomes 
 
Given that housing numbers are not always fixed in Local Plans when NDPs are prepared 
we cannot be definitive about the role of NDPs in housing number additionality. However on 
the best available information we think more sites can and do come forward as a result of 
the neighbourhood planning process than would otherwise happen without it. That said the 
net additionality appears limited and there may be a role in liaising more effectively at site 
identification / call for sites stages of the planning process to maximise this. Indeed, in relation 
to this question and in urban areas it was found that Forums can also act as a focus for (3-
way) liaison i.e. at pre-application stages and also in helping to identify possible sites using 
local knowledge and networks. 
 
Quality of development 
Unsurprisingly the vast majority of communities surveyed sought to improve the quality of 
new developments in their neighbourhood. The most commonly cited method for doing so 
was through design policies and fully-fledged design guides. This suggests that engaging 
with design issues is both attractive and achievable for communities, and the move towards 
encouraging better design through NDPs should continue (see areas for further work). The 
case study work confirmed that many neighbourhoods thought that their Plans would improve 
design quality and that this assisted in easing community acceptance of new development.  
 
Overall, design policies can help with quality of development as well as helping with local 
community acceptance of development. Overall, no evidence of displacement of 
development was found in any of the cases. Some participants in the research felt that there 
was more potential in NP regarding innovative policy. Based on wider reflection it is useful 
to develop both space and support - an encouraging environment - for such idea 
development. Enhanced partnership working is one answer to this with active involvement 
of professional planners alongside community members. 
 
 
 
2.3 Decision-making impact (Theme 2) 
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This theme centres on how NDPs are used once they are completed. Neighbourhood 
planning processes have acted to extend the pool of knowledgeable local people as a 
product of NDP preparation and as a result the acceptability of development has likely been 
improved overall. 
 
Responses from communities suggested somewhat variable use of NDPs in decision-
making, but LPAs claimed that ‘made’ Plans were effectively integrated into decision-making 
processes. Evidence from the LPAs surveyed indicates that over half of LPA respondents 
see NDPs as having a ‘moderate’ or ‘high’ degree of influence on decision-making. Some 
examples of good practice were in operation to ensure that NDP policies are apparent to 
decision-makers. Moreover, responses suggest that the vast majority of decisions which go 
to appeal are in favour of the relevant NDP. Of 29 examples of planning appeals using NDPs 
reported by LPA questionnaire respondents, 27 cases (93%) were determined according to 
the Plan (noting that this departs from findings in the 2018 NALC research (Burns and Yuille, 
2018). A clear message from planning officers, however, is that NDPs are rarely 
determinative on their own – far more often they are cited in decisions in conjunction with the 
Local Plan. As such we can say that they are being used, but the degree of influence is less 
certain as it does depend on the individual circumstances. This suggests that NDPs ‘bolster’ 
or nuance decisions rather than significantly alter decision-making. Some surprise was 
detected from neighbourhoods that they had an active role in attempting to enforce the use 
of their NDP policies after the Plan had attained ‘made’ status. 
 
Better understanding of locally specific issues mean fewer and less weighty objections are 
likely to emerge, provided other Plan policies are also complied with. In some instances, and 
more widely this shows potential for greater ownership and acceptance of the decision in the 
community, even if full agreement on the matter is not possible.  
 
LPA questionnaire responses suggest that NDPs do not speed up the development process. 
In fact, in some the presence of an NDP can slow decision-making where discrepancies 
between a NDP and Local Plan exist. Only 8 of 43 LPA respondents witnessed evidence of 
faster development being brought forward as a result of NDPs. In terms of allocation of 
(housing) sites in an NDP, this gave greater certainty for developers and communities which 
is welcome. LPA responses suggest more communities should be encouraged to consider 
site allocations in their NDPs, as this was considered a key area of added value. This has 
links to the area for future action, suggesting that a clearer government message about the 
purposes of neighbourhood planning would help smooth the process by aligning incentives 
amongst participants - so that all key partners are sufficiently well motivated to engage. 
 
It was also argued by LPAs that site allocations require strong design policies and good local 
character assessments to ensure that quality was influenced. Thus, robust general, area-
specific, and site-specific policies can be highly beneficial. It was felt by some that such 
approaches have improved the quality of development and helped to respond better to the 
character of local areas. It was observed that earlier NDPs had been less effective at this as 
policies were less robust. 
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Some evidence was presented that shows that in some cases other policy innovation (e.g. 
policies on local tree cover, self-build housing, safe school routes) is being applied that can 
improve quality and sustainability credentials. Yet such innovation appears to be the 
exception rather than the rule and releasing communities from more technical and quite time 
consuming burdens (either by regulatory change or through clearer recognition and 
demarcation of LPA and Consultant support roles) holds promise if NDPs are to express their 
innovative potentials. 
 
The question of Community Infrastructure Levy (CIL) arrangements locally continues to be a 
contentious point in some areas. As many LPAs do not have a CIL schedule it does not 
benefit or act as an incentive for many neighbourhood plan areas. Conversely in one case 
encountered, ‘too much’ money was flowing into a neighbourhood (by their own admission) 
although the area is not obliged to accept it. Despite some instances of CIL delivering 
considerable sums to communities, the vast majority of community questionnaire 
respondents (84%) indicated that CIL was either not a motivating factor or not applicable to 
their circumstances, as they were not allocating land for development that would generate 
CIL income. Government should therefore give more attention to how CIL and NDPs interact. 
In particular Government could ensure that NP groups are aware of the benefits CIL can 
deliver and how neighbourhood priorities can be addressed, as well as give further thought 
to ensuring neighbourhood forums have some substantive say in the process[1]. Alternatively 
a different means of providing community benefit could be developed based on evidence of 
need in an area. 
 
 
 
2.4 Wider impacts (Theme 3) 
 
This theme considers the wider benefits of neighbourhood planning as emphasised though 
the data collected. This embraces matters such as engaging with and empowering 
communities and addressing issues that fall beyond strict land use planning policy but which 
are nevertheless integral to place-making. Such matters can provide context for and guide 
planning and investment decision-making. It is noteworthy that these are often not discrete 
matters, and neighbourhoods tend to perceive place-making as a holistic process i.e. not 
recognising hard boundaries between land use planning and other matters which are 
important locally. 

It emerged that neighbourhood planning activity often acts to stimulate wider debates about 
community actions and issues. Innovative policies and uses for NDPs continue to emerge, 
including: creating Coastal Change Management Areas, developing local flood policies, 
establishing Heritage Trails between settlements, and advocating carbon neutral 
developments. However, a significant number of innovative policies and projects were 
reported as being removed at examination stage, or by planning officers and consultants 
prior to submission (which is supported by past research findings cf. Parker et al., 2015). 
This suggests that there is considerable untapped potential within the NP process for 

 
[1] This aspect of NP process was also highlighted in the London Assembly report on ‘neighbourhood 
planning – progress and insights’ published in March 2020. It should be noted that other research 
suggests that financial logics have limited impact local objections to development (Inch et al, 2020). 
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innovative ideas and local solutions – notwithstanding that some policy efforts may well have 
been unsupported in evidence or poorly constructed. 
 
There appears a disconnect between wider community issue identification (and action 
planning) and the current formal NDP outputs. Given lay understandings of the narrower 
definitions of land use planning topics, the NDP process has often generated non-planning 
ideas and projects. Indeed 61% of communities indicated that neighbourhood planning acted 
as a catalyst for other initiatives within their neighbourhood. Such matters ranged from one-
off events to significant undertakings such as creating community land trusts. There is a 
missed opportunity as part of a wider localism project to ensure that such ideas and issues 
are found some locus, whether through a widening of NDP scope or a more formal 
‘community plan’ adjunct to NDPs. Government may wish to pilot how such ‘community 
plans’ could work to capture non-land use planning aspirations and ideas, although new 
initiatives may compete with the statutory footing of NDPs. 
 
Another finding that is borne out through other research findings is that neighbourhood 
planning can help improve local networks. Nearly half of community questionnaire 
respondents indicated the NP process had improved or continued community-LPA relations 
(49%). Also, that prior to an NDP being ‘made’, the Forums can act as the focus for liaison 
generally for LPAs and developers e.g. at pre-application stages and in Local Plan making 
stages such as site identification, and that where this happens it can be beneficial for all 
parties. Progressing an NDP can also improve liaison between Parish Councils and other 
actors in these stages. 

There was some evidence neighbourhood planning can lead to improved attitudes towards 
local development although the most frequent response was no change in community 
attitudes (36%) or increased awareness and understanding of development issues (but not 
framed positively or negatively) (27%). Those reporting improvements (16%) were double 
the number reporting a worsening of community attitudes (8%), whilst a further 13% indicated 
too soon to say or no evidence to make a judgement. Wider benefits of neighbourhood 
planning include improved attitudes towards local development, although this is far from 
universal. 

Conversely there were several key reasons for dissatisfied communities: a poor LPA 
response, a lack of Local Plan or an emerging changing local policy environment and 
significant modifications of a draft NDP at examination were the most prominent. Timing of 
NDPs (and Local Plans) are also recognised as important for such policy to have weight in 
the wider planning system. Thus, issues of improving the resilience of NDPs to a changeable 
policy environment was seen as important in encouraging take-up and review by some 
participants in the research. 
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3. Conclusions and Suggestions 
 
3.1 Success Factors and Common Barriers 
 
Neighbourhood planning clearly provides benefits to communities and the built environment 
where conditions are supportive. However, there are burdens and obstacles (to up-take, 
creativity, and timely completion) that require addressing. Such matters impact on the 
likelihood of NDP reviews and may be a cause of the drop-off in neighbourhoods taking-up 
neighbourhood planning in the first place. There are also issues relating to support, roles and 
funding that deserve attention. 
 
It is possible to identify a number of factors that have influenced success. The role of the 
LPA is consistently found to be a crucial element of successful neighbourhood planning. The 
research also highlighted that past resourcing models for LPAs in neighbourhood planning 
activity has played a part in producing uneven responses. Indeed, this is where the research 
work considering the ‘stalled’ groups category has helped highlight how the role of the Local 
Authority, both in terms of providing support and the relationship and timing of NDPs with the 
Local Plan are still prominent issues5. For Forums, the burdens involved, such as high start-
up costs in terms of finance, time, volunteer effort and other social capital, as well as other 
concerns (e.g. wider neighbourhood projects or development proposals) can act to slow them 
down, if not stall them entirely. The pace of change locally can also deflect attention from the 
longer run endeavour of plan-making and towards day-to-day liaison and other engagement 
with local authorities and the development industry. 
 
 
The Main Barriers 
As seen above, although thousands of communities have taken up neighbourhood planning, 
many communities in England still have not, and perhaps more worryingly there appears to 
be a trend of fewer communities coming forward. By addressing the barriers to NP, this 
section seeks to address this trend.  
 
First, the burdensome nature of the process overall expressed by many groups, alongside 
concerns over the way the NDPs are used during the development management process 
can act to cause reticence to review or reluctance to embark on a Plan. In short, for many 
communities it is questionable whether the benefits accrued from an NDP outweigh the effort 
required to produce one. Also, the availability of a pool of willing volunteers has stymied 
some neighbourhoods and when reflecting on the stalled groups’ experiences this acted to 
deter or cause some neighbourhoods to withdraw from the process. This is a further reason 
to stress the importance of LPA support, which eases burdens on communities throughout 
the process and increases certainty for communities. Having an engaged LPA also helps 
ensure institutional memory in support of and complementing wider community experience 
of neighbourhood planning. 
 

 
5 See also Salter, K. (2018) in Town and Country Planning. 
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Timing of NDPs relative to Local Plans and the question of asynchronous plan-making has 
also caused some problems. The time taken varied according to Local Plan status and stage 
and does highlight this issue. This can affect enthusiasm and encouragement levels and has 
clearly caused some delays and in some instances neighbourhood groups abandoning an 
NDP. Improving the integration of Local Plans and NDPs and deepening the partnership 
between local planning authorities and communities will help ameliorate some of the negative 
effects. Increased transparency from LPAs concerning their Local Plan timetables and 
commitments and active and early involvement of NPGs in Local Plan making / reviews 
would also help.  
 
There are success factors which relate to LPA stance and attitudes. Local authorities appear 
to be providing uneven support. Several recommendations have been made in the past and 
further work to clarify the duty to support in terms of actual role and inputs is still needed. 
   
 

3.2 Areas for Further Work 
 
The suggested areas of further work identified have been developed keeping in mind wider 
governmental objectives and with a view to building on the positive impacts of neighbourhood 
planning, ensuring the initiative can be sustained over time. The key governmental objectives 
we have linked our further work areas to are: 
 

• the levelling-up agenda (levelling) 
• improving the design of new development (design) 
• increasing the supply of housing (housing supply) 
• affording more power to communities (empowerment) 

 
These suggested areas for further work  also reflect the three themes of development impact, 
wider impacts, and decision-making as well as these governmental objectives. The findings 
suggest that neighbourhood planning is helping to identify sites and nuance the development 
that goes there with benefits in quality terms – although more could be done to harness the 
innovative potentials of so many volunteer hours focussing in on planning at that scale. 
Design guides and policies appear to be a key area of emerging value added when it comes 
to decision-making. 
 
Neighbourhood planning has enabled a better tailoring of development to local needs in 
some places, increasing communities’ knowledge of the planning system and in some cases 
improving attitudes towards development (although this should not be considered 
widespread). There has been a role too in site identification and allocation but better working 
in tandem with LPAs would we feel, improve this. Indeed, a more overt recognition of the co-
produced nature of neighbourhood plans would be beneficial. 
 
We have been keen to address the overarching question of whether neighbourhood planning 
is something the Government should continue to support and promote. As a result of the 
research we can identify some key reforms which hold potential to improve the experience 
and impact of NDPs. It is not unambiguously clear that that the benefits outweigh the 
considerable effort neighbourhood planning requires in some cases. However given that 
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support programmes have been relatively light on the public purse6, the benefits that are 
being generated and the potential for further improvement suggest neighbourhood planning 
should be supported. This reflects the views of the majority of participants in this study, the 
vast majority of whom support the continuation of neighbourhood planning. Many 
respondents were also keen to see changes made to neighbourhood planning however. 
 
Communities overall are also now more aware of the input costs and possible issues involved 
in progressing a NDP and those who have considered it recently have more information and 
alternative options. Thus, in our view there is clear merit in continuing to support 
neighbourhood planning but there should be some quite significant changes made. Taken 
together, this suggests that there is merit in Central Government continuing to fund and 
support the policy. This appears congruent with a role for communities to finesse the planning 
policy environment when the planning system and national planning policy changes - noting 
recent announcements and likely future iterations.  
 
At present the message about the purpose of neighbourhood planning is quite diffuse and 
this is leading to frustrations and delays as the policy is interpreted and implemented in 
practice by both communities’ and LPAs. Thus the objectives of government for 
neighbourhood planning should be made more explicit. In order for these suggested reforms 
to have effect government needs to reflect on and then clarify what they want NDPs to 
achieve. We advocate that the following points below are taken into account in seeking to 
reform the policy. 
 
 
Area 1 - Continuation of Support for Neighbourhood Planning  
Government should continue to support neighbourhood planning by reflecting on the 
suggested points below. These can aid government in maximising on the benefits of NP. 
MHCLG should continue to play a central role as the definitive point of guidance and advice 
on neighbourhood planning. (Empowerment) 
 
  
Area 2 - Uptake 
Neighbourhood planning uptake continues to be uneven across the country and is 
disproportionately skewed towards rural, parished and affluent communities. There is now a 
clear indication that NDP take-up is falling back. Although a neighbourhood plan may not 
always be the best option for communities (see Area 3), neighbourhood planning should be 
practically available to all communities who wish to pursue it. Therefore steps should be 
taken to address this (Levelling, Empowerment): 

 
a. Refined funding and support arrangements overall - both for communities and LPAs 

to ensure that each are able to deliver appropriate support, and inputs to NDP 
production. As part of this, attention to urban and deprived areas is still needed. This 

 
6 Noting that central government has committed around £65m to neighbourhood planning support 
since 2010-11 (the figure is an estimate agreed by MHCLG). 
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may include a different model of support (e.g. dedicated officer time or reverse 
previous cuts to ensure enhanced consultancy support, plus assistance in early 
stages of designation) and greater levels of funding relative to the issues faced. 

b. Spread the burdens of the process – currently these rest heavily on volunteers. A 
clearer and more equitable balancing of roles and activity across neighbourhoods 
volunteers, Local Authorities and consultants. This refinement is needed given that 
the sharing of input and effort is already occurring (and successful NDPs are often 
predicated on good partnership working).  

 
Area 3 - Scoping of neighbourhood issues and tools (triage) 
Not all community aspirations can be achieved through a neighbourhood plan. To ensure 
that communities pursue the most appropriate initiative, guidance should advise all parties 
about options available and to enable communities to request a formal initiation meeting - a 
‘triage’ stage - between communities, LPAs and where appropriate, an independent third 
party (for example a consultant) (Empowerment, Housing supply, Levelling), this should 
feature: 
 

a) Directing communities towards the appropriate tool to meet their goals in a way that 
encourages their enthusiasm and prioritises innovation and creativity. (For example 
this may not be a neighbourhood plan but something akin to a Parish Plan, design 
guide or may involve neighbourhoods working more closely with the LPA in the 
development of their Local Plan or in the preparation of a Supplementary Planning 
Document or Area Action Plan.)  

b) Where an NDP is most appropriate, alignment of the expectations and (where 
possible) the motivations of key parties (especially the community and LPA) is 
important - this might include co-authoring a visioning document 

c) Ensuring community aspirations can add value to local planning policy (i.e. not 
replicate existing Local Plan policy) 

d) Clarifying roles (and inputs at NDP stages) and levels of support 

e) Assessing the need for and establishing support available for a community 
development phase (noting this may require ‘inception’ or start-up funding). 
 

Area 4 – Funding 
Neighbourhood planning’s funding arrangements require reform – however, notwithstanding 
wider funding issues for all Local Authorities (NAO, 2018), evidence does not indicate a need 
for a large injection of funding to sustain the policy. (Empowerment, Levelling). 
 
Funding for LPAs could be better employed by: 
 

a. Bringing funding forward rather than being released to LPAs at the later stages of 
neighbourhood planning (e.g. currently examination and referendum) 
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b. Criteria for funds to be adjusted and responding to identified needs (and by geography, 
development pressure, and other policy priorities such as disadvantaged areas). 

 
For communities: 
 

c. All Forums and deprived neighbourhoods should qualify for higher levels of funding 
given the added barriers they face 

d. Consider what preparatory work should act to trigger support or initial funding tranches 

e. Funds should be made available for Forums post-NDP adoption to continue to operate, 
monitor their Plan and remain active in local governance 

f. Additional funding should be considered for neighbourhoods with significant potential 
for growth. 

 

Area 5 – Training 
Volunteers are varied and skills differ. For each neighbourhood, and even for some reviewing 
an NDP, it will be the first time for them to undertake a Plan. LPAs, as well as neighbourhoods 
considering embarking on NDPs, will need clear and effective training too. We recommend 
that training should be stepped up for all key actors involved in neighbourhood planning 
(Empowerment). 
 

a) Better training and liaison for all parties on the wider planning system (i.e. Local Plans 
and national policy) would be beneficial and 

  
b) There is a need for parties to understand the role of the NDP, what is involved, who will 

support development of the Plan, the tests of the basic conditions, how the plan will be 
used in decision-making, the process for keeping the Plan up-to-date and the 
relationship with and need for continued engagement with the Local Plan making 
processes.  

 
 
Area 6 - Support for Communities 
Support for communities from LPAs continues to be vital, as such several actions should 
be considered (Empowerment): 
 

a. The Duty to Support placed on Local Authorities under the Localism Act (2011) has 
been recognised in the past as being vague and therefore open to wide variation in 
interpretation. This duty dhould be clarified and possibly codified to give more certainty 
to all parties - this would involve a clearer ‘service level agreement’ to be instigated 

 
b. Dedicated neighbourhood planning support within LPAs was seen as ideal (e.g. 

dedicated planning officer roles) although this frequently requires a sufficient level of 
neighbourhood planning activity to sustain it. Alternatives might include pooling 
resource by area or exploring how the function can be sustained through a national 
body which may also facilitate local links. 
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c. Encourage Development Management officers to review NDPs to ensure value-added 
policies are retained and are refined to maximise that value. 
 

d. Support for NP groups from LPAs and consultants should encourage innovation and 
creativity in producing evidence and developing policies and projects to achieve 
community aspirations.  

 
 
Area 7 - Design 
Continue to promote neighbourhood planning as a means to deliver enhanced design, 
recognising the benefits provided by policies at different scales, ranging from: whole 
neighbourhood area, to character area-specific ones, to site specific issues - as relevant 
matters for a NDP potentially. (Note that we feel design should be considered in its widest 
sense, e.g. site-specific ‘design’ policies may include access issues, cycling and walkways, 
provision of green space, landscaping, density, massing, layout, materials and building 
design features). (Design) 
 
 
Area 8 - Relationship with Local Plans 
Better alignment between neighbourhood plans and Local Plans is necessary. (Levelling, 
Housing Supply). This might be achieved by addressing four aspects: 
 

a. better integration of NPGs into the Local Plan-making and review process, in an early 
and active capacity rather than as consultees, e.g. in relation to site identification 
processes should be considered. Improved guidance on local plan integration, 
including working collaboratively around site identification practices e.g. where local 
communities are able to identify (and encourage) new local sites to come forward that 
might be missed by the LPA appears useful, and 

b. if neighbourhood planning is to be a recognised tool in this respect then an emphasis 
on site identification rather than allocation may assist with unburdening and with supply 
overall in some cases. While less burdensome this could also assist in helping to 
integrate Local Plans more with NDPs and the two active parties - the third being 
landowners (this may also be a more fruitful than tasking NDPs to formally allocate 
sites) 

c. conversely in other areas and situations encouraging more NDPs to include housing 
sites - particularly in terms of innovation, local needs (e.g. for housing suitable for older 
people, first-time buyers, young families) and tenure types to aid the levelling-up 
agenda and the climate resilience agendas may be useful. A review of funding and 
support arrangements in this context seems desirable to actively encourage local 
innovation and nationally recognised priority issues. 

d. A more formal role for communities with ‘made’ or emerging NDPs to engage with Local 
Plan production, particularly at their earliest stages, as decisions that are made through 
this process influence the scope of emergent NDPs. To facilitate this option a manual 
for collaboration could be developed – if this is pursued then we recommend that the 
text itself is produced jointly by the different active parties. 
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Area 9 - Place-making and Participation 
Allow scope for non-land use planning matters, with more emphasis on early stage 
engagement, issue identification and opportunity for ideas generation to be allowed to 
flourish. This should embrace more creative participation modes. We recommend that 
neighbourhoods are encouraged to maintain a wide process of issue and priority 
identification. What is confirmed in the research is that the process stimulates far more than 
is currently captured or recognised. We feel there is evidence of demand and scope here for 
more than one output from neighbourhood planning activity and which may aid retaining 
continuities in neighbourhood planning. As such communities should be supported to 
produce wider local agendas and issues / priorities and into which a formal NDP is nested. 
(Empowerment). 
 
 
Area 10 – Knowledge exchange 
A more sophisticated and effective fostering of knowledge exchange across boundaries is 
required to help maximise the potentials of NP (noting that there is a distinction to be drawn 
between knowledge exchange and formal guidance). While there are some networks and 
sources now operating, they are patchy and sometimes inconsistent. A step change in this 
aspect of NP ‘support’ is needed and a dedicated, possibly open source platform for 
information, learning, sharing and discussion should be set-up for all engaged in NP, 
including: LPAs, examiners and consultants. It may be that such a resource could be funded 
from LPAs and other central funding pots as well as the development industry. (Levelling, 
Empowerment) 
 
 
Area 11 - Neighbourhood Development Plan Examinations 
Ensuring consistency during the examination process and what is deemed permissible 
continues to be important. An improved approach to ensuring consistency should be 
explored, particularly in relation to examiner reports. Any such iteration to examination 
practice should enable rather than militate against policy innovation. (Empowerment) 
 
 
Area 12 - Decision-making 
The widespread use of neighbourhood plans in local decision-making is to be further 
encouraged (Empowerment). The use of NDPs in decision-making is already a legal 
requirement but a culture needs to fostered to ensure this happens routinely. This might be 
enhanced by: 
 

a) an emphasis on clarity and deliverability alongside a concomitant greater weight 
afforded to NDPs. This will help bolster a stronger emphasis on the ability of NDPs to 
effectively shape development in their area, ensuring that appropriate weight is given 
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to them in decision-making, (including in some circumstances where the presumption 
in favour of sustainable development would otherwise trigger a tilted balance)  

 
b) clarification about the roles of neighbourhood groups beyond their Plan reaching ‘made’ 

status. For example in the encouragement for NPGs to actively engage with LPAs at 
application stage, in providing comments on the extent to which applications comply 
with NDP policies, and a more closely specified role for NPGs in pre-application 
discussions with LPAs and developers. We foresee this being a subject for refined 
planning guidance and for LPAs to adopt as best practice. 

 
 
Area 13 – Neighbourhood Development Plan Reviews 
Although work on developing and refining guidance and support arrangements overall has 
been ongoing since 2012, few had reached the review stages by 2019. Government should 
provide even greater clarity concerning this aspect (i.e. the review of NDPs including the 
triggers, need and process as well as the support arrangements). Steps should also be taken 
to encourage the alignment of NDP reviews with the intended 5-year cycle of Local Plan 
reviews. (Housing Supply, Empowerment) 
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5. Annexes 
 
 
Annex A: Work Package 1 Summary 
 
Overall take-up of Neighbourhood Planning at the point of research commencement 
(September 2019) 

● 2,612 areas were actively progressing Neighbourhood Plans; 9 of these were revising 
a “made” neighbourhood plan (as at September 2019). 
o 865 of the total were “made” and a further 16  passed referendum (34%) 

● 9 neighbourhood plans had failed examination, 6 failed referendum, 1 had been 
quashed in the High Court and a further 8 were formally withdrawn from the process 

● The vast majority are led by Parish / Town Councils:  
o 91.5% of area designations were led by Parish/Town Councils and 8.5% were 

Forum-led 
o 94.3% of “made” Plans were led by a Parish/Town Council and 5.6% were Forum 

led. 
● 58 LPAs have no neighbourhood planning activity (no designated areas) - 18% 
● There are 22 business-led neighbourhood plans: 20 of which were Forum-led and 2 

Parish/Town council led. Three of these areas had passed referendum. 
 

Table A1: Regional analysis of the Index of Multiple Deprivation Breakdown of 
Neighbourhood Planning Qualifying Bodies at LA level7.  

Region IMD Q1 IMD Q2 IMD Q3 IMD Q4 IMD Q5 Totals  

London 1 3 36 29 16 85 

South East 284 86 98 24 11 503 

South West 67 230 77 146 3 523 

West 
Midlands 

52 75 163 18 8 316 

East 
Midlands 

88 94 75 69 20 346 

East of 
England 

102 142 94 41 18 397 

Yorks and 
Humber 

29 33  27 64 153 

North West 4 65 63 18 34 184 

North East  1  40 34 75 

Totals: 697 729 606 412 208 2582 

 
7 Excludes neighbourhood area designations in National Parks 
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(24.3%) (28.2%) (23.5%) (16.0%) (8%) 

Table A2: Progress of neighbourhood areas designated per annum 

Year of area designation Number of area 
designations 

No. of plans passed 
referendum (by 

Sept 2019) 

No. of plans that 
have not 

progressed to 
referendum 

2013 519 301 218 

2014 498 191 307 

2015 455 155 300 

2016 400 70 330 

 
● Table A2 suggests a 30-60% “success” rate and a high drop off rate which is 

increasing over time. The drop off rate is higher in plans designated 2014/2015 which 
we might expect to have passed by now considering the “median” time from 
designation to referendum is 39 months. This highlights the need for the WP4 focus 
group on stalled groups. 

● It is difficult to ascertain what the relationship is between emerging NDPs and the 
likely growth pressures, however, as illustrated in Table A3; nearly 80% of designated 
Neighbourhood Areas are in LPAs that are anticipated to see their population 
increase - by between 9.5% and 29.5% between 2014-2039.  

● The average IMD (2015) Quintile, at the neighbourhood area level, for Plans that had 
passed referendum by July 2017 was calculated (sample size 376 Plans). Reflecting 
previous studies8 the majority of neighbourhood areas are within areas classified as 
“least deprived” with only 6.7% in areas classified as “most deprived” (IMD Quintile 
4-5). This highlights how only a very small number of completed Plans are located in 
IMD Q4/5 areas. 

 

 

 

 

 

 

 

 

 

 

 

 
8 See Parker, G, and Salter, K. (2017) ‘Taking stock of neighbourhood planning in England 2011–2016’. 
Planning Practice & Research, 32(4): 478-490. 
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Table A3: Regional breakdown of average IMD (2015) Quintile for NDPs which 
passed referendum prior to July 2017.  

Region IMD Q1 – 
Q2 

IMD Q2 – 
Q3 

IMD Q3 – 
Q4 

IMD Q4- Q5 Totals  

London 0 0 3 2 5 

South East 72 35 14 3 124 

South West 14 17 13 3 47 

West 
Midlands 

15 18 19 9 61 

East 
Midlands 

19 24 8 5 56 

East of 
England 

15 10 7 0 32 

Yorks and 
Humber 

3 3 0 1 7 

North West 16 14 7 2 39 

North East 1 1 3 0 5 

Totals: 155 

(41.2%) 

122 

(32.4%) 

74 

(19.7%) 

25 

(6.7%) 

376 

 

Figure A: Average IMD Quintile (2015) for NDPs which passed referendum prior to 
July 2017.  
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In total, 141 neighbourhood plans were reviewed (136 in parished areas and 5 forums in 
unparished areas) across 58 LPAs. The majority were in the South East region (40%, with 
significant proportions in the East Midlands (19%), South West (14%) and West Midlands 
(18%) region. Table A4 sets out the figures. 

Table A4: Regional spread of LPAs and NDPs in WP1b 

Region No. of NDPs LPAs 
East of England 4 3 
East Midlands 27 12 
London 2 2 
North East 3 2 
North West 3 1 
South East 57 20 
South West 20 10 
West Midlands 25 8 
Grand Total 141 58 

 

4.2 Relationship between the Neighbourhood plan and Local Plan 

Of the 141 NDPs, 50 were covered by ‘comprehensive’ local plans  and the other 91 by two-
part local plans, i.e. a Core Strategy and Development Plan Documents (DPDs).  
 
38% of the areas covered by CLPs (19 NDPs) had an adopted LP at the time the NDP was 
examined. A further 4 had submitted CLPs whilst 27 (54%) were still emerging. 44% of the 
areas covered by two-part local plans (62 NDPs) had an adopted Core Strategy at the time 
the NDP was examined. Of these, a total of 8 Site Allocations DPDs had also been adopted 
by this point. Therefore 27 (19%) of the NDPs based their housing requirements on an 
adopted or examined local plan. 
  
4.3 Local authority approach towards identifying housing need for Neighbourhood Plans 

Of the 141 NDPs, only 2 did not have an OAN/housing number either specifically for the 
neighbourhood area or for a wider area/the district as a whole. As discussed above, a number 
of these OAN figures were provided through Local Plans that had yet to be examined or 
adopted. 
 

89 NDPs (63%) were provided with an OAN/housing number specifically for their 
neighbourhood area. 

 

4.4 Number of homes planned for by Neighbourhood Plans 

● In total, the 141 NDPs allocated sites for 24,661 dwellings on 480 sites. A further 39 
sites were allocated for housing but did not specify an overall housing requirement.  

● On the sites where housing numbers are specified, this represents an average site 
size of 51 dwellings. This is split as follows in Table A5. 
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Table A5: Site allocations in NDPs 

Ave. size of site 
allocation 

No. of NDPs No. of dwellings % of dwelling 

1-5 8 132 1% 
6-10 15 729 3% 
11-20 23 1,102 4% 
21-50 45 5,701 23% 
51-100 21 5,959 23% 
101-300 11 8,193 33% 
301-500 2 3,165 13% 
501+ 0 0 0% 
Total: 125 24,741 100% 

 

The 135 NDPs that chose to allocate did so at an average of 4 sites per plan. Of the 89 NDPs 
that were provided with an OAN/housing number specifically for their neighbourhood area, 
23 plans (26%) allocated sites for fewer dwellings than their specific requirement. Of these 
plans, near half (11) had a windfall allowance to address the shortfall and a further 2 NDPs 
had reserve sites. In effect therefore, these Plans could be said to meet their OAN. The 
requirement figure was derived after completions, and sites in the planning pipeline and 
existing Local Plan allocations had been taken into account. Also, it reflected the requirement 
at the time the NDP was being prepared, rather than any final figure following changes made 
through an emerging Local Plan process. It should be noted that this number should be 
treated with caution as the OAN figures for a number of NDPs were substantially different 
(by more than 200 dwellings) to those being planned for. Furthermore, a large proportion of 
these areas were only slightly below the OAN/housing need number and many of these were 
in areas with emerging Local Plans. It is therefore considered that as the Local Plan emerged 
there were late adjustments to the OAN and this may have resulted in a NDP moving from 
meeting its requirement to under-providing. In areas where the numbers were below the OAN 
this may represent areas that had seen speculative development come forward, yet an 
emerging Local Plan and accompanying OAN figure had left them feeling that a cautious 
approach was appropriate, particularly where the shortfall was small and could be addressed 
in other ways such as through windfall. 
 
Closer examination of these Plans identifies a number of different reasons why NDPs did not 
meet their OAN figure at the time: 

• 2 NDPs were prepared well before the Local Plans emerging for their area had 
established a robust OAN figure. In one case, the NDP was examined in December 
2016 yet the emerging Local Plan has since still not been adopted  

• One NDP did not have an OAN figure for its area and was instead informed by a Local 
Plan approach whereby it was assigned a percentage of a wider rural OAN figure which 
could then be amended by local evidence of potential to support such growth. In this 
case where flexibility was permitted, a windfall allowance was justified in order to meet 
the OAN 

• 2 further NDPs were permitted to include a windfall allowance to meet their OAN figure. 
Both these were rural NDPs where the OAN figures were relatively low 
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• 7 NDPs did not meet their OAN figure by a very small number (less than 10 dwellings) 
In some cases it is understood that the OAN figure remained in draft throughout the 
process but was then fixed at a higher level once the NDP had reached an advanced 
stage and did not choose to delay and be amended. In light of the small nature of the 
shortfall, this was not identified as being a significant issue in any of these cases and 
was addressed through windfall  

• One NDP saw 2 of its 3 site allocations be granted planning permission for scales of 
development lower than they were allocated for, resulting in a shortfall against the OAN 

• 5 NDPs were in areas that included emerging strategic allocations which addressed 
the shortfall in OAN 

• 2 NDPs identified reserve sites in case the permissions granted and built on the 
allocated sites did not meet the OAN requirement 

• 2 NDPs saw their OAN requirements increase through the Local Plan process at a late 
stage in their development. In one case this involved a Local Plan Site Allocations DPD 
increasing the housing requirement on a site allocated in the NDP 

• One NDP was reflecting the emerging Local Plan allocations in the NDP, so effectively 
did not allocate. 

  
Our review of these Plans suggests that the most common scenario for emerging NDPs was 
that they were being informed by emerging Local Plans where the spatial disaggregation of 
OAN was not fully established and tested. Only 9 of 23 NDPs (39%) were examined at a 
point in time when there was an up-to-date adopted Local Plan in place, with 7 of these in a 
single local authority area. This was often further complicated by the presence of a strategic 
site in an area; which served to significantly inflate the OAN for the parish/forum, if not what 
was expected to be delivered through the NDP for that parish/forum. This highlights the 
difficulty in drawing robust conclusions from the data gathered. The Local Plan context for 
each district at the time that NDPs were emerging is different in many ways, as is the context 
for different types of NDP (rural NDPs with low OAN requirements versus NDPs in larger 
settlements where the OAN is higher and further complicated by the relationship with 
strategic development). Ultimately this means that the headline data needs to be interpreted 
carefully in all cases. 
 
The data shows 31 out of the 84 Plans that allocated sites exceeded their identified OAN 
requirement (this equates to 38%). These figures include areas that exceeded the OAN by a 
de minimis number (i.e. less than 5 dwellings). In total, these 31 Plans provided 2,149 
dwelling above the OAN: 

 
• 6 NDPs accounted for 59% of this total, each exceeding the OAN requirement by 100 

dwellings or more  
• 6 NDPs exceeded the OAN requirement by less than 10 dwellings (contributing 27 

dwellings to the total) 
• 13 of the 31 NDPs (42%) were examined at a point in time when there was an up-to-

date adopted Local Plan in place. 
 
This is shown in Table A6. 
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Table A6: NDPs that exceeded their OAN requirement 

 
Ave. amount OAN 
exceeded by 

 
No. of NDPs 

No. of  
dwellings 

% of dwelling 
total 

1-10 6 27 1% 
11-25 6 120 6% 
26-50 7 283 13% 
51-99 6 455 21% 
100+ 6 1,264 59% 
Grand Total 31 2,149 100% 

 
 
The general conclusion that can be drawn from the review of the 89 NDPs that were given a 
specific housing number/OAN and chose to allocate sites is that most did allocate sufficient 
numbers of houses, with a good number exceeding their requirement. Of the NDPs that, on 
the face of it, did not meet the OAN requirement, often there was a wider context to this which 
meant that there was not necessarily deliberate under-provision, or where the requirement 
was not ultimately met, this was by a de minimis amount. Also, when comparing the NDPs 
which exceeded their OAN with those that did not meet it, there is no significant difference in 
the proportion that were examined with an up-to-date adopted Local Plan in place. 
 
The 24,741 dwellings in allocation policies in the NDPs assessed does not reflect the fact 
that some of these sites had either already been allocated in a Local Plan (either adopted or 
emerging) or had received outline or full planning permission by the time the NDP was 
examined. As such, these cannot be counted as allocations made by the NDP because their 
allocation or delivery would probably have happened anyway. Of this total number of 
dwellings, 6,534 would have come forward as Local Plan allocations or as sites with planning 
permission. Therefore, the NDPs themselves allocated sites totalling 18,207 dwellings (74% 
of the total). In total, these dwellings were allocated by 117 NDPs across 466 sites, an 
average of 39 dwellings per site (compared with 51 dwellings per site for all sites in NDPs).  
 
Again, this figure should be treated with caution. A number of sites that were allocated by an 
NDP may have come forward through an emerging Local Plan but the emerging Local Plan 
was then withdrawn and the NDP undertook to allocate the site. Equally, there were some 
NDPs which allocated sites but did not state a housing figure for them, therefore this will 
serve to increase the number of dwellings allocated through NDPs. (It should be noted 
however that, derived from WP3, some LPAs have been actively encouraging 
neighbourhood planning groups not to allocate sites but to support Local Plan allocations 
through site-specific policies in the NDP instead.  

The above section provides an insight on the complex environment that housing allocations 
are being made. As such the figures that we cite do need careful treatment. By way of 
explanation. We indicate that 38% of the 84 NDPs which allocated sites, exceeded their 
identified OAN requirement. In total, these 31 plans provided 2,149 dwellings above the 
OAN. For these plans, their OAN figure was 8,006 dwellings, therefore it could be inferred 
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that these plans chose to allocate dwellings at an average of 27% above their OAN 
requirement. To do so however would be to over-simplify what is a complex picture across 
24 different local planning authority areas. 
 
It is difficult to directly compare the 27% figure with the figures presented in the Lichfields 
study. The reason for this is that this study considers ‘effective’ OAN, which means an OAN 
figure that has been reduced to take into account completions and sites in the planning 
pipeline that would otherwise contribute to OAN. This is distinct from what could be called a 
‘pure’ OAN figure which is much higher.  
 
6 NDPs accounted for 59% of the 2,149-dwelling total, each exceeding the OAN requirement 
by 100 dwellings or more. These 6 NDPs had OAN requirements totalling 6,030 dwellings, 
or 75% of the overall OAN figure for all 31 NDPs. What this shows is that NDPs with a very 
high ‘effective’ OAN - more than 1,000 dwellings - have a disproportionate impact on the 
headline figure of 27% above OAN. 

 
12 NDPs accounted for just 7% of the 2,149-dwelling total, with none of them exceeding their 
OAN requirement by more than 25 dwellings. These 12 NDPs had OAN targets totalling 
1,035 dwellings, or 13% of the overall OAN figure for all 31 NDPs. On average, they 
exceeded their OAN target by just 14%. 
 
As a result caution should be exercised in presenting any headline figures from the report, in 
particular the 27%-above-OAN statistic.  
 
What we can say is that, while the sample showed allocations were 27% above OAN 
(discounted to take account of sites with permission) this was skewed by some large 
allocations in a small number of Plans, so more realistically, the 'mean' average is was 14% 
above their remaining requirement. 
 
Types of Neighbourhood plan housing policy and specific site allocation requirements 

  
The 141 NDPs reviewed contained a total of 419 housing-related policies (excluding site 
allocation policies). This is an average of 3 housing-related policies per plan (in addition to 
the average of 4 site allocations per plan).  
 

The following were the types of housing-related matters covered by these policies (it should 
be noted that more than one specific matter could be covered by a single policy (Table A7). 

Table A7: Housing policy in NDPs 

Housing matter in policy Number of NDPs 
 

Housing design 92  
Affordable housing 80  
Character/layout of new estates 61  
Density 55  
Green/renewable issues 44  

 

Housing design was the most common housing-related policy, with 65% of NDPs having at 
least one policy addressing this matter. Also very commonly addressed was affordable 
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housing (57%). None of the NDPs set a target for affordable housing as this is considered a 
strategic policy. The majority of the affordable housing policies simply reiterated the need to 
comply with the Local Plan Policy particularly in areas with emerging Local Plans with new 
targets as a mechanism to signpost applicants to the most up to date requirements.  

Other matters that were frequently addressed in the NDPs were: 

● Housing mix 
● Parking provision 
● Infill development 

Across the housing allocation policies in the 141 NDPs assessed, there were a number of 
specific requirements for development proposals to comply with the policy. These are set 
out in Table A8. 

Table A8: Housing-related requirement of site allocation policies  

Housing requirement/type No. of NDPs 
Affordable housing  21 
Housing to meet the needs of older people  44 
Specific type of open market housing  3 
Housing to meet local needs  47 
Starter Homes  20 
Shared ownership housing  4 
Housing mix  63 

 

The most common requirement of the site allocations related to housing mix (45% of NDPs), 
followed by housing to meet local needs (33%) and housing to meet the needs of older 
people (31%). 
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Annex B: Work Package 2: Local Planning Authorities and Completed NDP area 
surveys Summary 
 
Community attitudes toward development and the wider planning system 

Evidence from communities suggests that Neighbourhood Planning can lead to improved 
attitudes towards local development. Although the most frequent responses indicated no 
change in community attitudes or increased awareness and understanding of development 
issues. Those reporting improvements were double the number reporting a worsening of 
community attitudes. Motivations of communities expressed show a vast majority of 
respondents sought to improve the quality of development in their area. Typically 
through design policies or a comprehensive design guide and sought to tailor development 
to local needs. 

• There is evidence that on balance Neighbourhood Planning improves 
community attitudes towards the planning system, with positive responses nearly 
double those of negative ones. Undoubtedly the process increases awareness and 
understanding of how planning works as identified by the vast majority of community 
respondents. 

• The process overall - vast majority responded that the process went ‘well’ (n= 49) or 
‘OK’ (n= 41), meaning that on balance the process was well-regarded by 90%  

 
Community attitudes toward the Local Planning Authority  

• Just under half of community respondents (49%) indicated the Neighbourhood 
Planning process had improved community-LPA relations (44%) or helped continue 
positive relations (5%).  

• A significant minority of 27% indicated that the process had not improved community-
LPA relations. Twelve respondents indicated that they had insufficient information to 
answer this question or that it was too soon to tell. 

• When asked how supportive the LPA had been, nearly 9 out of 10 communities felt 
their LPA was either very (49%) or somewhat (39%) supportive - this suggests that 
overall Neighbourhood Planning can be said to improve or sustain positive LPA-
community relations. 

• In communities where the LPA relationship was particularly difficult, respondents 
expressed a desire for independent actors to resolve disputes. 

 
Neighbourhood Planning as a catalyst for other neighbourhood initiatives - a majority of 
community respondents (61%) suggested that Neighbourhood Planning was acted as a 
catalyst for other initiatives within their neighbourhood. These ranged from one-off events 
to significant undertakings such as creating community land trusts. The small number of 
Forums in the questionnaire (n=8) mean it is not possible to judge whether they are more 
likely to pursue other initiatives in the absence of a Parish Council, however three Forums 
did report considerable increases in community infrastructure and activity as a result of the 
Neighbourhood Planning process, including one Forum that established a Community 
Interest Company and another that formed a Community Land Trust to regenerate a town 
centre. 
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Volunteer time - NDPs require significant amount of volunteer time, typically falling on a 
small group of individuals. Within this wider group, the process is frequently driven by one 
or two residents, for whom the plan can become a full-time job. In total, 82% of community 
respondents found the process more burdensome than expected. 

Facilitators and barriers to Neighbourhood Planning - Community respondents 
overwhelmingly identified the resilience and dedication of the communities themselves, as 
essential. This reflects the considerable volunteer time required (see above), but also the 
time and resource investment communities are placing into their NDPs. These ‘sunk costs’ 
are considerable and it is difficult for communities who have invested vast amounts of time 
completing an NDP to see decisions made against the wishes of the community.  

Most respondents indicated that planning consultants had been ‘essential’ to their NDP 
Only five communities in the questionnaire did not employ consultants. This suggests that 
consultant input is a vital component of completing an NDP.  

Decision-Making and Investment - reports from Local Planning Authority suggest that 
Neighbourhood Planning does not speed up the development process, and at times can 
actually make decision-making more difficult. A minority of respondent had witnessed 
evidence of faster development being brought forward as a result of NDPs (n=8 / 18.6%), 
although slightly more reported reduced opposition to new development (n=10 / 23.3%). 
This suggests that under certain circumstances that development can be better facilitated 
by Neighbourhood Planning than in its absence, but that this is not the most frequent 
outcome. Local planning officers were keen to stress that regardless of Neighbourhood 
Planning, local development (especially larger sites) is almost always contentious, and so 
not reducing opposition should not be regarded as a failing of the policy. 

 
Neighbourhood Plans are now firmly bedded into the decision-making structure. 
Communities reported that in the vast majority of cases where their NDP had been cited, the 
decision was in line with the NDP. In the minority of cases where decisions had gone against 
NDP policies, this caused significant upset in communities, especially where the decision-
making process was deemed opaque. LPA respondents did indicate that NDPs are rarely 
determinative on their own – more often they are cited in conjunction with the Local Plan, 
suggesting that NDPs ‘bolster’ decision with local nuance rather than significantly alter 
decision-making. 
  
Only one LPA respondent reported any evidence of NDP causing displacement activity – 
an increase in planning applications in communities without an NDP (from an LPA with a 
large amount of Neighbourhood Planning activity and the majority of the LPA’s area under 
NDP designations). Difficult to calculate the level or position of development in the absence 
of NDPs. 
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Annex C: Work Package 3 – NP Case Studies Summary 
 
Development Impacts and Housing Supply  

• Net additionality appears limited but there may be a role in liaising more effectively at 
site identification/ / call for sites stages of the planning process. 

• Overall no evidence of displacement of development was found in any of the cases. 
 
Other Development Impacts (including Quality of Development)  

• Overall design policies can help with quality of development as well as helping with 
local community acceptance of development.  

• Timing of Plans (and local plans) are also recognised as important for such policy to 
have weight.  

• Forums can also act as the focus for liaison i.e. at pre-application stages.  
 
Decision making and Investment  

• Some surprise detected from Neighbourhoods that they had an active role in 
attempting to enforce the use of their NDP policies; 

• Most areas did not add much by way of substantive comment on investment 
• Unclear about the speed question but good well-evidenced policy was seen as 

important; 
• CIL continues to be a contentious point in some areas: 

o In one case too much money was flowing in 
o Other areas either no CIL or CIL arrangements were unsatisfactory from the 

neighbourhood perspective. 
o Two examples used an area-based approach to determining CIL spend. 

 
Community Attitudes and Engagement  

• There is a somewhat mixed picture on attitudes to development, with some arguing 
that it has improved. Seems to depend partly on pre-existing relations and 
arrangements locally.  

• Ongoing use and implementation of Plans could also affect such relations – this is 
contingent on quality of Plans and their use by LPAs. 

 
Influence of Geography  

• Urban Forums have extra difficulties and lack funding; 
• Presence of Skills and knowhow in different neighbourhoods uneven; 
• Establishing urban neighbourhood areas can be challenging given boundary issues, 

lack of pre-existing community organisation and diversity of population; 
• Areas where a local plan are in place may be more encouraging / attractive for 

Neighbourhoods to initiate a Plan. 
 
Success Factors and Common Barriers 

• Significant time investment from volunteers; 
• Consultants were seen as important (see also WP2 and WP4); 
• Presence or advanced stage of a Local Plan; 
• Overall LPA attitudes and resourcing of NP support. 

 
Reforms and changes to practice 
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• a more fundamental change to try and get a more widespread engagement with 
planning at the neighbourhood scale.  

• Having compulsory support (i.e. strengthen support framework) and not relying so 
heavily on volunteers that are often quite elderly.  

• a change in policy regarding the review of NDPs (timing / longevity) – and greater 
clarity concerning this process 

• several thought that simplification (see also WP2) should be sought but there was 
little on the details of this reworking.  

• being more prescriptive by stating that Neighbourhoods need to address housing if 
there is an (local plan) allocation in that area. 

 
Neighbourhoods: 

• enhanced funding generally, the enabling of residual funding for Forums and to look 
at clarifying how and on what basis the neighbourhood portion of CIL receipts will be 
spent.  

• Better project management to be emphasised more 
• Make it much clearer to local communities what it actually means to have an NDP 

and to be explicit about it being pro-growth 
• Ensuring communities understand the boundaries of NDPs (i.e. what is land use 

policy) is still a concern 
• More resources and support around policy writing was needed (creating effective 

design policy was also seen as difficulty for communities, and an opportunity to add 
value) 

• Linked to increased input from DM during the initial stages of the process to cover 
how best to phrase policies. 

 
Local Planning Authorities: 

• more emphasis on local authorities’ working actively with communities would be 
useful (Basingstoke).  

• A more streamlined process or template NP was suggested (Basingstoke).  
• LPA resources were cited - linked to ensuring better NDP quality 
• Dedicated NP support in LPAs was seen as ideal (although requires a sufficient level 

of Neighbourhood Planning activity to sustain) 
• Some LPAs would like to promote NP and support groups more, particularly during 

the initial stages – again resourcing appears to hamper this. 
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Annex D: Work Package 4 - Consultants, Development Industry, and ‘Stalled’ 
groups Summary 
 
Consultants: a lot of issues were raised and as might be expected, the consultants thought 
that they acted to stabilise neighbourhood planning as a policy by giving support across the 
stages and in interpreting policy and other requirements. They saw most value in NDPs 
where the local plan was absent and in trying to urge communities to add value in policy 
terms where a local plan is in place. There were concerns about the review of plans and how 
housing requirements are currently imposed or assessed. They see that neighbourhood 
planning can change attitudes and raise understanding of planning. They want to see 
clarification of roles and joint working across LPAs, communities and consultants as well as 
a reform of the support programme so  that  funding better reflected the required extent and  
type of inputs required. 
 
 
Developers: a highly variable picture of neighbourhood planning emerges from this group. 
The findings from the Developers highlights arguments and counter-arguments for NDPs 
being allowed ahead of local plans (as well as disallowing them). A diversity of experiences 
in liaison were cited and some frustration at not being able to liaise. Many were cautious 
about the net value, particularly where a local plan is in place. They were also concerned 
about quality and robustness overall. They were concerned that emerging NDPs can confuse 
investment decisions and could overall slow down development.  
 
Issues around site allocation could be pursued further – one option would be to task NPs 
with more active windfall and infill site identification rather than formal ‘allocation’ - which if 
found could be referred up to the LPAs as part of regular calls for sites. 
 
Stalled groups: the ‘stalled’ groups category highlights how the role of the local authority, 
both in terms of providing support and the relationship and timing of NDPs with the local plan 
are prominent. For Forums, the burdens involved as well as other concerns (e.g. wider 
neighbourhood projects or development proposals) can act to slow them down, if not stall 
them entirely. Neighbourhoods overall are also now more aware of the input costs and 
possible issues involved in progressing an NDP and those who have considered it recently 
have more information and alternative options. 
 
Overall this points to questions of resources, relations and value in maintaining the 
throughput of neighbourhood planning activity - perhaps most particularly in Forum areas. 
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Referendum
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Designated

Parish Index

9	    Ashton Keynes
26	  Bradford-on-Avon
29	  Bremhill
41	  Burbage
44	  Calne &
    	  (45) Calne Without
50	  Cherhill (Community 
         Right to Build Order)
58	  Chirton (Chirton & Conock
         Neighbourhood Plan)
61	  Christian Malford
70	  Compton Bassett
73	  Corsham
76	  Cricklade
79	  Devizes (inc. 20 Bishops 
         Cannings)
84	  Downton
109	Great Somerford
119	Hilperton
121	Holt
124	Hullavington
125	Idmiston
134	Langley Burrell Without
140	Limpley Stoke
150	Malmesbury (inc. 
        36 Brokenborough & 207
        St. Paul Malmesbury 
        Without)
174	Oaksey
180	Pewsey
182	Potterne
185	Purton
191	Royal Wootton Bassett
201	Sherston
226	Tisbury & (240) West 
         Tisbury
233	Urchfont
234	Warminster
238	West Lavington
257	Wootton Rivers

 

120	Hindon

1	    Aldbourne
2	    Alderbury
4	    Allington
24	  Box
27	  Bratton
30	  Brinkworth
33	  Broad Chalke
35	  Broad Town
37	  Bromham
56	  Chippenham
57	  Chippenham Without
        (Allington & Sheldon)
65	  Clyffe Pypard
67	  Colerne
72	  Coombe Bissett

3	    All Cannings
5	    Alton
6	    Alvediston
7	    Amesbury
8	    Ansty
10	  Atworth
11	  Avebury
12	  Barford St. Martin
13	  Baydon
14	  Beechingstoke
15	  Berwick Bassett
16	  Berwick St. James
17	  Berwick St. John
18	  Berwick St. Leonard
19	  Biddestone
21	  Bishopstone
22	  Bishopstrow
23	  Bowerchalke
25	  Boyton
28	  Braydon
31	  Britford
32	  Brixton Deverill
34	  Broad Hinton
38	  Broughton Gifford
39	  Bulford
40	  Bulkington
42	  Burcombe Without
43	  Buttermere
46	  Castle Combe
47	  Chapmanslade
48	  Charlton
49	  Charlton
51	  Cheverell Magna
52	  Cheverell Parva
53	  Chicklade
54	  Chilmark

55	  Chilton Foliat
59	  Chitterne
60	  Cholderton
62	  Chute
63	  Chute Forest
64	  Clarendon Park
66	  Codford
68	  Collingbourne Ducis
69	  Collingbourne Kingston
71	  Compton Chamberlayne
74	  Corsley
75	  Coulston
78	  Dauntsey
81	  Dinton
82	  Donhead St. Andrew
83	  Donhead St. Mary
85	  Durnford
86	  Durrington
87	  East Kennett
88	  East Knoyle
89	  Easterton
90	  Easton
91	  Easton Grey
92	  Ebbesborne Wake
94	  Enford
95	  Erlestoke
96	  Etchilhampton
97	  Everleigh
98	  Figheldean
99	  Firsdown
100	Fittleton
101	Fonthill Bishop
102	Fonthill Gifford
103	Fovant
104	Froxfield
105	Fyfield
106	Grafton
108	Great Hinton
110	Great Wishford
111	Grimstead
112	Grittleton
113	Ham
114	Hankerton
115	Heddington
116	Heytesbury
122	Horningsham
123	Huish
126	Keevil
127	Kilmington
128	Kingston Deverill
129	Kington Langley
131	Knook
132	Lacock
133	Landford
135	Latton
137	LCPs of Broughton  
         Gifford and Melksham
         Without	
139	Leigh
141	Little Bedwyn
142	Little Somerford
143	Longbridge Deverill
144	Luckington
145	Ludgershall
149	Maiden Bradley with
         Yarnfield
151	Manningford
152	Marden
155	Marston
156	Marston Maisey

160	Mildenhall
161	Milston
162	Milton Lilbourne
163	Minety
164	Monkton Farleigh
165	Netheravon
166	Netherhampton
167	Nettleton
168	Newton Tony
171	North Wraxall
172	Norton Bavant
173	Norton
176	Ogbourne St. Andrew
177	Ogbourne St. George
178	Orcheston
179	Patney
181	Pitton and Farley
183	Poulshot
184	Preshute
186	Quidhampton
187	Ramsbury
188	Redlynch
189	Roundway
190	Rowde
192	Rushall
194	Savernake
196	Sedgehill and Semley
198	Semington
199	Shalbourne
200	Sherrington
203	Sopworth
204	South Newton
205	South Wraxall
208	Stanton St. Bernard
210	Stapleford
211	Staverton
212	Steeple Ashton
213	Steeple Langford
214	Stert
215	Stockton
216	Stourton with Gasper
217	Stratford Toney
219	Sutton Mandeville
220	Sutton Veny
221	Swallowcliffe
222	Teffont
223	Tidcombe and Fosbury
224	Tidworth
225	Tilshead
228	Tollard Royal
230	Upavon
231	Upton Lovell
232	Upton Scudamore
237	West Knoyle
239	West Overton
243	Whiteparish
244	Wilcot
245	Wilsford
246	Wilsford cum Lake
248	Wingfield
250	Winterbourne Bassett
252	Winterbourne Monkton
253	Winterbourne Stoke
256	Woodford
259	Wylye
260	Yatton Keynell
261	Zeals

Made
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77	  Crudwell
80	  Dilton Marsh
93	  Edington
107	Great Bedwyn
117	Heywood
118	Hilmarton
130	Kington St. Michael
136	Laverstock
138	Lea and Cleverton
147	Lydiard Tregoze
148	Lyneham and Bradenstoke
154	Marlborough
157	Melksham & 
	      (158) Melksham Without
159	Mere
170	North Newnton
175	Odstock
193	Salisbury
197	Seend
202	Shrewton
206	Southwick
209	Stanton St. Quintin
218	Sutton Benger
229	Trowbridge
235	West Ashton
236	West Dean
241	Westbury
242	Westwood
247	Wilton
249	Winsley
254	Winterslow
255	Woodborough
258	Worton

153	Market Lavington
227	Tockenham
251	Winterbourne

Examination

146	Lydiard Millicent
169	North Bradley
195	Seagry



 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 5 



Complete (from 2016) Awaiting (Programmed) 61 Christian Malford 134 Langley Burrell Without 205 
St. Paul Malmesbury 
Without 

ID Name 29 Bremhill 62 Chute 135 Latton 206 Stanton St. Bernard 
1 Aldbourne No Current Survey 63 Chute Forest 136 Laverstock 208 Stapleford 

11 Avebury 2 Alderbury 64 Clarendon Park 138 Leigh 209 Staverton 
12 Barford St. Martin 3 All Cannings 68 Collingbourne Ducis 139 Limpley Stoke 210 Steeple Ashton 
24 Box 4 Allington 69 Collingbourne Kingston 140 Little Bedwyn 211 Steeple Langford 
27 Bratton 5 Alton 70 Compton Bassett 141 Little Somerford 212 Stert 
37 Bromham 6 Alvediston 71 Compton Chamberlayne 142 Longbridge Deverill 213 Stockton 
58 Chirton and Conock 7 Amesbury 73 Corsham 143 Luckington 215 Stratford Toney 
65 Clyffe Pypard 8 Ansty 75 Coulston 144 Ludgershall 216 Sutton Benger 
66 Codford 9 Ashton Keynes 76 Cricklade 145 Lydiard Millicent 217 Sutton Mandeville 
67 Colerne 10 Atworth 77 Crudwell 146 Lydiard Tregoze 218 Sutton Veny 

72 Coombe Bissett 13 Baydon 78 Dauntsey 148 
Maiden Bradley with 
Yarnfield 219 Swallowcliffe 

74 Corsley 14 Beechingstoke 79 Devizes 149 Malmesbury 220 Teffont 
80 Dilton Marsh 15 Berwick Bassett 81 Dinton 150 Manningford 222 Tidcombe and Fosbury 
92 Edington 16 Berwick St. James 82 Donhead St. Andrew 151 Marden 223 Tidworth 

106 Great Bedwyn 17 Berwick St. John 83 Donhead St. Mary 153 Marlborough 224 Tilshead 
107 Great Durnford 18 Berwick St. Leonard 84 Downton 154 Marston 226 Tockenham 
116 Heytesbury 19 Biddestone 85 Durrington 155 Marston Maisey 227 Tollard Royal 
117 Heywood 20 Bishops Cannings 86 East Kennett 156 Melksham 228 Trowbridge 
118 Hilmarton 21 Bishopstone 87 East Knoyle 157 Melksham Without 229 Upavon 
119 Hilperton 22 Bishopstrow 88 Easterton 159 Mildenhall 230 Upton Lovell 
120 Hindon 23 Bowerchalke 89 Easton 160 Milston 231 Upton Scudamore 
124 Hullavington 25 Boyton 90 Easton Grey 161 Milton Lilbourne 232 Urchfont 
130 Kington St. Michael  26 Bradford-on-Avon 91 Ebbesborne Wake 162 Minety 233 Warminster 
137 Lea and Cleverton 28 Braydon 93 Enford 163 Monkton Farleigh 235 West Dean 

147 
Lyneham and 
Bradenstoke 30 Brinkworth 94 Erlestoke 164 Netheravon 236 West Knoyle 

152 Market Lavington 31 Britford 95 Etchilhampton 165 Netherhampton 238 West Overton 
158 Mere 32 Brixton Deverill 96 Everleigh 170 North Wraxall 240 Westbury 
166 Nettleton 33 Broad Chalke 97 Figheldean 171 Norton Bavant 241 Westwood 
167 Newton Tony 34 Broad Hinton 98 Firsdown 172 Norton 242 Whiteparish 
168 North Bradley 35 Broad Town 99 Fittleton 173 Oaksey 243 Wilcot 
169 North Newnton 36 Brokenborough 100 Fonthill Bishop 174 Odstock 244 Wilsford 
177 Orcheston 38 Broughton Gifford 101 Fonthill Gifford 175 Ogbourne St. Andrew 245 Wilsford cum Lake 
179 Pewsey 39 Bulford 102 Fovant 176 Ogbourne St. George 246 Wilton 
180 Pitton and Farley 40 Bulkington 103 Froxfield 178 Patney 247 Wingfield 

188 Rowde 41 Burbage 104 Fyfield 181 Potterne 248 Winsley 
193 Seagry 42 Burcombe Without 105 Grafton 182 Poulshot 249 Winterbourne Bassett 
195 Seend 43 Buttermere 108 Great Hinton 183 Preshute 250 Winterbourne Monkton 
200 Shrewton 44 Calne 109 Great Somerford 184 Purton 251 Winterbourne Stoke 
204 Southwick 45 Calne Without 110 Great Wishford 185 Quidhampton 254 Woodford 
207 Stanton St. Quintin 46 Castle Combe 111 Grimstead 186 Ramsbury 255 Wootton Rivers 
214 Stourton with Gasper 47 Chapmanslade 112 Grittleton 187 Redlynch 257 Wylye 
221 The Winterbournes 48 Charlton 113 Ham 189 Royal Wootton Bassett 259 Zeals 
225 Tisbury 49 Charlton 114 Hankerton 190 Rushall   
234 West Ashton 50 Cherhill 115 Heddington 191 Salisbury   
237 West Lavington 51 Cheverell Magna 122 Horningsham 192 Savernake   
252 Winterslow 52 Cheverell Parva 123 Huish 194 Sedgehill and Semley   
253 Woodborough 53 Chicklade 125 Idmiston 196 Semington   
256 Worton 54 Chilmark 126 Keevil 197 Shalbourne   
258 Yatton Keynell 55 Chilton Foliat 127 Kilmington 198 Sherrington   
In Progress 56 Chippenham 128 Kingston Deverill 199 Sherston   
239 West Tisbury 57 Chippenham Without 129 Kington Langley 201 Sopworth   
121 Holt 59 Chitterne 131 Knook 202 South Newton   
133 Landford 60 Cholderton 132 Lacock 203 South Wraxall    
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1. INTRODUCTION 

Statement Background 

1.1. This representation has been produced on behalf of Badminton Estate and responds to the Council’s 

latest consultation which seeks views on options for the future employment and housing 

development requirements over the plan period of 2016 to 2036 and includes the distribution of 

growth within specific Housing Market Areas (“HMA”), and a rethought strategy for empowering 

rural communities. The Wiltshire Local Plan review consultation runs from Wednesday 13th January 

to Tuesday 9th March 2021.   

1.2. The review provides the Council with a means of proactively addressing the economic challenges 

we currently face. The purpose of a review is to take account of changing circumstances affecting 

the area, or any relevant changes in national policy. The Council needs to comply with Regulations 

and ensure its Local Plan is up-to-date and in conformity with the revisions to the National Planning 

Policy Framework, 2019 (NPPF).  

1.3. The review presents the opportunity to respond to the Council’s declaration of the Climate Change 

Emergency and meet the housing and employment needs whilst addressing the changing role of 

communities to help places become more economically, socially and environmentally resilient. 

1.4. We have reviewed the key documentation and supporting information in detail and overall are 

cautious towards the Council’s proposed development strategy to help meet the District’s future 

housing and employment requirements by placing limited emphasis on the growth within rural areas. 

Whilst we recognise that the framework for growth in the rural areas has been rethought, we are of 

the view that more emphasis is required to avoid further stagnation of settlements in the rural area 

including Smaller Villages.  

1.5. It is of particular note that alternative strategies were considered as part of the Sustainability 

Appraisal for the Chippenham Housing Market Area, including “the Strategy CH – C (Focus on the 

Rest of the HMA)” which was considered within the Sustainability Appraisal. This strategy would 

provide the most growth towards the rural area and would provide greater opportunities for 

settlements in the rural area to build resilience and become more sustainable.  

1.6. The current adopted development plan (Wiltshire Core Strategy adopted January 2015) concentrates 

a significant amount of development towards Principal Settlements, Market Towns and Community 

Areas, whilst limiting the extent of growth in “Smaller Villages” to infill within the existing built area.  

This has caused inequalities across the district, impacting upon the sustainability of rural areas and 

increasing the level of deprivation. Notwithstanding this, speculative development has come forward 

over the years within rural areas. It is our view that focus should be placed on addressing the 

deprivation and inequalities that are in place following the continuation of focussing development at 

the aforementioned locations. 
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Statement Structure 

1.7. The purpose of this representation is to respond to the Wiltshire Local Plan Review Consultation 

and the content within the following documentation; the Emerging Spatial Strategy, Empowering 

Rural Communities and Addressing Climate Change and Biodiversity Net Gain. 

1.8. In the first instance the following provides a narrative of the Badminton Estate’s future ambition to 

achieve sustainable growth within rural areas. 
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2. THE BADMINTON ESTATE 

2.1 The Badminton Estate contains a well-established legacy, having been in the ownership of the 

Somerset Family since the early 1600s. Since that time, successive generations of the family have 

built many historic buildings and created today’s landscape by planting numerous trees and 

woodlands, contributing to the character and appearance of the District’s landscape. Whilst 

Badminton House and Park lie just outside the county of Wiltshire, the Park immediately adjoins the 

county boundary. The Estate seeks to maintain Badminton House, and to support all of the 

communities of the Estate (including both the central village communities of Badminton and Little 

Badminton and the communities across the wider Estate, as well as the wider farming community 

of the Estate farms).  

2.2 The Estate offers a wide range of benefits to the local community including the provision of let 

residential property and rural employment opportunities through agriculture and forestry. Whilst 

continuing these services, the Estate is also keen to develop and diversify their offering to the 

community with the development of suitable new enterprises, which in turn will help maintain and 

retain their legacy as well as securing their future vitality and creating new employment opportunities 

which will assist with the revitalisation and diversification of the rural economy. In addition, the 

Estate seek to provide new residential units and community services through the offering of their 

land for future, sustainable development. Providing such uses within rural areas will support existing 

services and facilities and improve community uses, enhancing the sustainability credentials for rural 

villages and enabling the empowerment of their communities. The Estate are seeking to submit a 

representation shortly to the Council’s Call for Sites which reflects these principles, promoting the 

development of a site within the village of Luckington for a mix of residential use, live/work units 

and community facilities.   

2.3 In support of this the Estate seek to achieve the following objectives: 

• Maintain Badminton House, its surrounding gardens and parkland. 

• Maintain all listed and non-listed buildings on the Estate, re-using any redundant buildings 

and securing viable new uses for them. 

• To reduce the carbon footprint of the Estate and work towards a carbon neutral future, 

and work with other local businesses to offer carbon off-setting and biodiversification 

opportunities on the Estate. 

• Continue the current programme of investment in improving and renovating residential 

property. 

• Continue to offer a range of accommodation in let residential property to retain a balanced 

community. 
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• Continue to diversify the Estate’s historical dependence on income from agriculture and 

forestry. 

• To maintain and expand rural employment opportunities both on the Estate and in the 

wider community to enhance vitality within the local community. 

2.4 The ambition of the Estate should be seen as a driver toward directing proportionate and sustainable 

growth toward the rural areas of the Wiltshire District. The following section provides commentary 

on the Council’s emerging spatial strategy with proposed suggestions in how it can seek to deliver 

such growth.  



7 

3. EMERGING SPATIAL STRATEGY 

3.1. Forecasts predict Wiltshire will need to deliver between 40,840 and 45,630 new homes over the 

plan period of 2016 to 2036. A hierarchy is presented within the Emerging Spatial Strategy which 

categorises settlements based on the amount of development they can deliver sustainably. The 

primary focus for development is directed toward Principal Settlements and Market Towns, with 

Smaller Villages considered as ‘non-strategic’ and generally limited to providing infill development. 

It is noted that the hierarchy that is presented within the Core Strategy is not subject to change as 

part of this review. 

3.2. Ridge and Partners LLP consider that development within the rural area can contribute towards the 

sustainability of Smaller Villages and in turn address issues related to climate change and the need 

to travel. It is our view that the rural area plays an important role in ensuring that sustainability can 

be achieved for the wider administrative area. We also agree that a primary focus for development 

within Principal Settlements does offer a sustainable location for development but believe that the 

role of rural villages should be recognised particularly with the increasing need for places to be more 

self-sufficient and resilient. By providing proportionate growth opportunities in Smaller Villages the 

Council will be actively addressing the issues of stagnation and growth inequality. 

3.3. In delivering the spatial strategy we note that particular focus has been placed on the different long-

term roles of settlements and apportions growth accordingly. This is to help implicate growth so 

that the loss of countryside can be avoided as settlements expand. However, the restrictions across 

Smaller Villages (and those not included within the spatial hierarchy) are left to wilt and become 

stagnant whilst a large proportion of the growth is maintained within the existing main settlements.  

3.4. It is our view that strategies need a degree of flexibility particularly towards rural villages given the 

recent implications of Covid-19 and the effect this has had on the way in which people wish to work 

or live. The Council recognise this in the Emerging Spatial Strategy at paragraph 2.8: 

“The impact of COVID-19 is also likely to increase home working permanently, reducing net 

out commuting to other settlements and boosting local demand for many goods and 

services.” 

3.5. Embedding a degree of flexibility can help improve the sustainability of the wider area and bring 

communities together. It is noted that within the “Emerging Strategy” consultation, recognition has 

been given to the effects of Covid-19 and how it has changed the way we look at our surroundings, 

our behaviour and how we manage our environment. However, it is our view that this has not been 

translated into the emerging spatial strategy by not looking to allocate development within rural 

communities other than those opportunities that are guided by Neighbourhood Development Plans. 

3.6. Whilst we are encouraged to see that there is greater support placed on the production of 

neighbourhood plans and allows relevant parishes or groups to reclassify their status or add new 

development within villages depending upon the evidence of local circumstance. We feel that more 

is needed to address the issues of stagnation and growth inequality within rural communities. 
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3.7. The assumption that a lack of services means rural villages are unsustainable for new housing has 

been challenged by The Taylor Review, The Affordable Rural Housing Commission and academics 

due to the negative impact this process has on house price affordability, social cohesion and 

economic performance. It is our concern that this strategy will effectively fossilise villages instead 

of seeking to address the reasons behind why services are being lost, which in turn creates a cycle 

of decline. 

3.8. Having reviewed the services assessed to develop the settlement hierarchy, we conclude that 

settlements are being ranked using criteria more reflective of the way people lived in the past and 

pre-Covid. Without proactively planning for the future now, rural communities will miss out on the 

advantages development can bring and the technological change it will inevitably bring too. 

Particularly during a time that has seen unprecedented change following the Covid-19 outbreak.  

3.9. One facet of sustainability that has not been given due consideration is the access to broadband and 

the substantial benefits it brings. It reduces isolation and opens access to services like banking, 

shopping, education, healthcare, communication, employment and entertainment services. All of 

which reduce the need to travel.  

Emerging Strategy, Neighbourhood Planning and Community Led Housing 

3.10. Moreover, whilst we agree that Neighbourhood Development Plans can be a useful tool in achieving 

a level of community buy-in to the planning process and provides the opportunity to make local 

choices about how their neighbourhood changes and what residents see as important. However, it 

is our view that, as a mechanism for boosting planned development, very few Neighbourhood Plans 

genuinely pursue additional housing growth and can take some time before they are formally made 

and form part of the development plan. This has been exacerbated within the last year due to COVID-

19 where referendums for Neighbourhood Plans cannot be undertaken until May 2021. 

3.11. Even when Neighbourhood Plans are put in place, there is no statutory requirement for them to 

conduct a Housing Needs Assessment. If neighbourhood planners opt to conduct one, the NPPF 

advises groups against collecting their own primary data from residents, stating it is disproportionate 

to collect this data when other sources are available. It advocates using data from the Local Plan to 

inform what housing an area needs. It is our view that this data is given at a strategic level and may 

therefore not reflect local need. 

3.12. Outside the main settlements, the increased level of housing need is translated directly into an 

increase in housing requirements at rural settlements. The result is a scale of growth equivalent to 

past rates of housing development which has been restricted by previous strategies. Therefore, 

whilst we support community-led development and the benefits it can bring, it is our view that the 

Council should be bolder in its approach by supporting the growth of rural settlements and allowing 

for a proportionate and sustainable amount of development to be delivered at Smaller Villages 

outside the remit of Neighbourhood Planning and community-led initiatives.  
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3.13. With regards to community led housing schemes, which are otherwise supported by the 

development of rural exception sites, our principal concern is that these types of developments are 

intentionally restrictive and by its very nature hinders the likelihood of development coming into 

fruition. Therefore, as a mechanism for building resilience and allowing proportionate growth in rural 

areas, it is our view that relying on the delivery of community led housing schemes would continue 

to restrict their growth, thereafter impacting upon their sustainability.    

3.14. Rural exception sites providing affordable housing for local people can be difficult to deliver within 

rural areas due to the unavailability and high ‘hope’ values of suitable land. However, well planned 

and appropriate development could increase housing choice, provide different types and tenures of 

housing, including affordable housing and shared ownership homes, as well as increase support for 

key local services and facilities. One of the strategic aims at Paragraph 1.8 within the Core Strategy 

is to achieve 91% coverage of superfast broadband. It is unclear whether this objective has been 

met, but nevertheless it is clear that an aim for the District has been to increase the connectivity of 

the area. It is our view that the Local Plan Review can utilise the benefits of widespread connectivity 

by factoring in the services that are now available to settlement within the rural area. 

3.15. Overall, notwithstanding the steady decline in growth of rural areas currently being received, should 

Neighbourhood Plans not deliver the need for housing in rural communities, it is clear that the 

sustainability of rural villages is likely to worsen over the next 15 years. It is common that villages 

have a tendency to have older people, a growing affordability gap between local incomes and house 

prices and can lack certain housing types/ tenures especially smaller market and affordable homes. 

These issues can be addressed by the emerging Local Plan and addressing the difficulties younger 

people who wish to remain in or move to an area.  

Emerging Strategy and Five-year Housing Land Supply 

3.16. Furthermore, it is our view that limiting growth in rural settlements will impact upon the Council’s 

ability to maintain a 5YHLS. The latest supply statement details that the Council can only 

demonstrate 4.53 years of housing land supply, a result from the development of current allocations 

within the Core Strategy being delayed which would otherwise have resulted in a large amount of 

growth for the District. It is our concern that a continued reliance of developing larger settlements 

will weaken the Council’s ability to demonstrate five years of housing land supply. 
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4. CREATING SUSTAINABLE RURAL VILLAGES AND SETTLEMENTS  

4.1. As a principle, it is encouraging to see the Council have dedicated a detailed document to 

“Empowering Rural Communities” and a focus of the Local Plan Review is to set an appropriate 

scale of housing growth for Large Villages and Local Service Centres over the plan period (2016-

2036). Although we are discouraged to see that the planning controls that are imposed by the 

existing development plan on Smaller Villages are proposed to continue. 

4.2. Whilst we agree with the aim to prevent sporadic development and manage widespread speculative 

pressures for new buildings, we disagree with the blanket presumption against granting planning 

permissions outside of designated settlements i.e., Smaller Villages, in all but a limited range of 

circumstances which revolve around meeting local needs; such as to provide affordable homes and 

for local jobs and services. Rather, the Council should be encouraging incremental and proportionate 

growth to these settlements to ensure their sustainability is conserved and enhanced. 

4.3. Ridge and Partners LLP are of the view that the effect of strict controls, and constraining 

development opportunities to lower landowner expectations of their land’s value for the means of 

leveraging land for community facilities that might not otherwise be considered viable, is an 

approach that will create lost opportunity within the emerging Local Plan. Rather the local plan should 

encourage the development of new community facilities that would allow for self-containment and 

resilience to be built within rural villages. It is our view that planning policy should support the role 

of these settlements and that they grow in ways that sustain them.  

4.4. The role of the rural area is recognised at Paragraph 7 of the Empowering Rural Communities 

Document, in particular the role of Larger Villages and Local Service Centres. It states that most 

services upon which communities rely are found in Larger Villages and Local Service Centres and 

are designated as rural settlements in the current plan that contain services and facilities that also 

serve a much wider local catchment. They are recognised to be supportive of jobs and businesses 

as well as often providing local goods and services to a wider catchment. However, our concern is 

that there is no allowance for incremental and proportionate growth in Smaller Villages which 

otherwise could become more self-sufficient settlements that would seek to further support the 

facilities and services found within Larger Villages and Local Service Centres, according with the aim 

of Paragraph 78 of the NPPF which encourages opportunities for growth in villages where it will 

support local services. Further, no consideration is given to proposals for community facilities that 

would otherwise enhance the sustainability credentials of Smaller Villages, allowing them to become 

more self-sufficient whilst supporting other rural settlements within the District. 

4.5. Moreover, as above, we are of the view that the initiative to set a framework that supports 

neighbourhood planning and community led housing is positive, but only for those communities with 

the ambition to produce and engage with the planning system by making a Neighbourhood Plan or 

comply with the stringent tests in achieving a community led affordable housing scheme. We 
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therefore consider that the approaches contained within the ‘Empowering Rural Communities’ 

document are only positive for a limited number of communities and will not truly reflect the need 

for new housing or community facilities.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



12 

5. CLIMATE CHANGE THROUGH THE LOCAL PLAN 

 
5.1. It is encouraging to see the Council have dedicated a detailed document to “Addressing Climate 

Change and biodiversity net gain through the local plan”. It is our view that the Local Plan, in 

connection with other plans, for example the Local Transport Plan and the emerging Climate 

Strategy, can support sustainable development and greatly influence the way places change and 

grow. 

5.2. It is of note that the UK Met Office predicts hotter, drier summers and milder, wetter winters in 

Wiltshire along with an increase in the magnitude and frequency of extreme weather events such 

as heatwaves, floods and droughts. This could have far reaching social, environmental and economic 

impacts and will require appropriate adaption and mitigation measures. 

5.3. In particular, it is our view that plan making’s role in addressing climate change can help influence 

the way we live, work and travel. The local plan has the opportunity 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). The NPPF states that “Plans should take a proactive approach to mitigating 

and adapting to climate change, taking into account the long-term implications for flood risk, coastal 

change, water supply, biodiversity and landscapes, and the risk of overheating from rising 

temperatures”. 

5.4. In responding to “Consultation Question A2: What practical and achievable steps should the Local 

Plan take to significantly reduce carbon emissions by 2030?”, it is our view that there is a need to 

ensure the distribution of new development delivers greater levels of self-containment and reduces 

the need for unsustainable travel pattern with a particular emphasis in increasing the sustainability 

of settlements within the rural area. Ensuring proportionate and incremental growth is directed to 

these areas will reduce the need for those to travel within the District and beyond such as toward 

Swindon, Bath and Bristol to access services, facilities and employment opportunities. The Council 

recognises the high amount of out-commuting travel within the District as set out within their 

adopted Core Strategy and the emerging Local Plan.  

5.5. Further, through the implications of Covid-19, as mentioned above, it is recognised that people will 

be changing the way in which they work, live and play, with high intentions for those who are 

working from home to continue to do so. With this comes a reliance for more sustainable growth to 

be directed toward Smaller Villages to reduce the reliance of out commuting that is otherwise having 

a negative impact upon climate change through rate of carbon emissions. The emerging Local Plan 

has an important role to play in responding to the current and future trends of society, that would 

subsequently help the Council fight the impacts of climate change, by allowing for a proportionate 

and sustainable amount of growth to be directed toward Smaller Villages within the District.  

5.6. We therefore respectfully request for the above to be looked upon favourably by the Council as their 

emerging local plan gathers momentum. 
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6. CONCLUSION 

 
6.1. Overall, the Estate would welcome a revised approach by the Council in meeting their development 

growth targets across the District by placing greater emphasis in delivering proportionate and 

sustainable growth within the rural area. Having reviewed the key issues identified within the 

emerging Local Plan, it is clear the Council are aware that there is a lack of growth in rural areas, 

however the apparatus that is proposed is, in our view, insufficient to address the affordability issues 

and continued neglect of these areas.  

6.2. It is our view that persistent and continued focus upon growth in larger settlements has caused the 

rural area to become less sustainable, as well as it is having an impact upon meeting the Council’s 

growth targets, as reflected in their lack of five-year housing land supply. Further, it is also our view 

that the Council’s approach does not wholly acknowledge the impacts of the recent pandemic by 

not seeking to promote development that reflects the changing needs of those who live and work 

in the District. 

6.3. It is encouraging to see that the Council is focussing on addressing the issues of climate change in 

a pragmatic manner. The view is shared that the Local Plan has an important part to play in the 

Council’s response to climate change, and in doing so we believe that greater focus should be placed 

on rural growth in locations that are not completely dependent on private car use and have access 

to key services and facilities, whether that be within the village itself or within surrounding areas. 

The Local Plan should maximise the opportunities for development in locations that not only have 

good walking, cycling or public transport and digital connections to access key services and facilities, 

but to those that could support development in another village or develop new services and facilities 

that would promote the sustainability of those settlements. In adopting a more considerate approach 

towards the role of rural settlements, the Local Plan will play a long-standing role towards addressing 

the issues of climate change helping to achieve a carbon neutral and resilient future for the whole 

District.  

Recommendations 

 
6.4. It is understood that the Local Plan Review is still in its infancy and that the proposed development 

strategy will be worked on as it progresses. However, as set out in this statement, it is respectfully 

requested that the Council considers an approach that regards settlements within the rural area as 

realistic prospects for growth and directs the largest proportion of housing to the remainder of the 

rural area similar to “the Strategy CH – C (Focus on the Rest of the HMA)” which was considered 

within the Sustainability Appraisal.  

6.5. It is clear when looking at the adopted Cotswold Local Plan that a suitable local plan policy can be 

drafted which allows for small to medium sized growth in rural areas so long as it is in proportion to 

the size of the settlement and does not adversely impact upon the character of those settings, 

including any environmental constraints that may be contained within those settlements as well 

ensuring that no adverse cumulative impacts are caused. We would therefore like to take the 
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opportunity to help influence the wording of the local planning policy to ensure that sustainable 

growth that is proportionate to rural settlements can be achieved. In doing so, I refer to an adopted 

local plan policy (Policy DS3) contained within the Cotswold Local Plan (adopted 2018). This policy 

allows for ‘small-scale’ residential development in what Cotswold District Council define as ‘non-

principal settlements’ subject to a criterion. The exact wording of that policy is as follows: 

 “Small-scale residential development in non-Principal Settlements 

1. In non-Principal Settlements, small-scale residential development will be permitted provided 

it: 

a) Demonstrably supports or enhances the vitality of the local community and the 

continued availability of services and facilities locally; 

b) Is of a proportionate scale and maintains and enhances sustainable patterns of 

development; 

c) Complements the form and character of the settlement; and 

d) Does not have an adverse cumulative impact on the settlement having regard to 

other developments permitted during the Local Plan period. 

2. Applicants proposing two or more residential units on sites in non-Principal Settlements 

should complete a rural housing pro-forma and submit this with the planning application.” 

6.6. Cotswold District Council do not have a defined list of those settlements that are ‘non-Principal’, but 

instead provide a flexible policy approach which allows rural settlements with greater sustainability 

credentials, such as having access to everyday services such as shops, post offices, schools and 

good public transport links to neighbouring towns, to grow incrementally. Further, Cotswold District 

Council recognise that rural settlements that have fewer services and facilities can still be defined 

as ‘non-Principal Settlements’ where they have “reasonable access” to neighbouring rural 

settlements that contain a larger range. Paragraph 6.3.4 of the Cotswold Local Plan states “distance, 

quality of route, topography and pedestrian safety are important issues when considering the 

accessibility of services and facilities.”  

6.7. The criteria attached to Policy DS3 provides a ‘safety net’ to ensure development in rural areas 

respects, conserves and enhances the rural character and appearance of the landscape as well as 

any other environmental constraints, having regard to flood risk zones and areas containing heritage 

assets. As such, the policy requires development to be designed to reflect the local character of 

settlements ensuring the scale of development is proportionate to the size of the settlement. 

Further, the policy requires the decision-maker to take into account any other recent development 

of the village to ensure no adverse cumulative impacts are caused from the new development. The 

rural housing pro-forma required to be completed for any proposals containing two or more dwellings 

ensures the applicant provides the level of detail required to ensure the policy requirements of Policy 

DS3 are met within a planning application. 
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6.8. Overall, we consider a similar policy could be contained within the emerging Local Plan to help the 

Council create sustainable rural villages and settlements without causing any adverse impacts upon 

the character and form of those villages, nor impacting upon the environmental designations likely 

to be contained within those areas. To that end, we would like to invite officers at the Council to 

discuss the opportunity of implementing such a policy within the emerging Local Plan. 

6.9. Clearly there is a way forward where rural settlements can accommodate a proportionate level of 

growth, which supports the requirements of Paragraphs 78 and 103 of the NPPF. Incorporating such 

a policy within the Local Plan Review will ensure the plan is being prepared in a positive manner to 

help achieve sustainable development, complying with Paragraph 16 of the NPPF. 

6.10. Planning for a proportionate amount of growth such as new homes, employment and key services 

and facilities in smaller rural villages and settlements can play an important role in making sure that 

the long-term vitality, vibrancy and overall sustainability of our rural communities is maintained by: 

• increasing opportunities for home ownership and renting for younger people, families and 

an increasingly ageing population that want to stay in, or move back to, their communities; 

• increasing access to education and employment opportunities in easy reach of where 

people live; 

• supporting the long-term sustainability and success of education facilities, particularly 

those rural primary schools that have seen a decline in class sizes in recent years; and 

• supporting existing and/or enhanced key services and facilities in rural communities, such 

as local shops, community centres, public houses, broadband connectivity, local 

employment opportunities, and the viability of public transport connections to towns and 

urban areas. 

6.11. In turn, this approach could help stimulate new sources of growth for smaller, local builders, private 

individuals or through proposals for ‘self-build’, or those who are unable or unwilling to develop larger 

sites. This will also support the local economy, by providing and safeguarding jobs in the construction 

industry, to support the post COVID-19 economic and social recovery. 

6.12. To that end, the Badminton Estate would be delighted to engage with the Council as the emerging 

Local Plan gathers momentum to ensure planning policies are in place to help direct proportionate 

and sustainable amounts of growth toward Smaller Villages which will in turn provide significant 

social, economic and environmental benefits for the District.   
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County Hall 
Trowbridge   
BA14 8JQ 
 

By email only: 
spatialplanningpolicy@wiltshire.gov.uk 

 
 
Dear Sir/Madam 
 
RE: WILTSHIRE LOCAL PLAN REVIEW 
 
Thank you for the opportunity to respond to the Wiltshire Local Plan Review. Tetlow King Planning 
(TKP) writes on the behalf of Terra Strategic in relation to its land interests at land at Malthouse Farm, 
Rowde, a site location plan is enclosed. 
 
We welcome the production of the Wiltshire Local Plan Review as the first step in preparing a new 
development plan for Wiltshire particularly as the current Core Strategy was found sound on the proviso 
that the Council undertook a commitment to an early review. It is therefore disappointing that six years 
on, from the Core Strategy adoption, the Council is only starting the Local Plan Review process. The 
National Planning Policy Framework (NPPF, February 2019) requires all development plans to be 
reviewed at least once every five years and therefore the production of the new plan is overdue and 
urgent as the Council has been unable to demonstrate a five year housing land supply position in recent 
times. Moreover, as the existing Core Strategy was adopted in 2015 it needs to be updated to reflect 
changes in national policy introduced by the revised NPPF (2019) and Planning Practice Guidance 
(PPG) as well as other government commitments notably in relation to climate change. 
 
In this letter we respond to two of the consultation documents: Emerging Spatial Strategy and 
Empowering Rural Communities. We have also reviewed the interim sustainability appraisal and 
Planning for Devizes and make refence to these documents in our response.  
 
EMERGING SPATIAL STRATEGY 
 
We are very concerned that Wiltshire Council has chosen to start the plan period from 2016 until 2036 
which would extend the time horizon of the existing Core Strategy by just 10 years. Starting the plan 
period in 2016 is very retrospective as we are already five years into the plan period, therefore the plan 
focuses on existing commitments and is less forward thinking. The Council envisages that the Local 
Plan Review would be adopted by 2023 but this would result in a plan period which is less than 15 years 
which is contrary to the NPPF which states at paragraph 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.”  
 
We therefore urge Wiltshire Council to review the proposed plan period and to start at 2020 and to finish 
in 2040. This would ensure that the minimum plan period of 15 years is exceeded and makes 
allowances for any slippages in plan making and adoption.  
 
  

Unit 2   Eclipse Office Park   High Street   Staple Hill   Bristol  BS16 5EL 
 

T: 0117 956 1916 E: all@tetlow-king.co.uk 
 W: www.tetlow-king.co.uk 
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Wiltshire Housing Requirements 
 
The consultation documents are imprecise about what the proposed new housing requirement will be.  
Paragraph 1.1 of the Emerging Spatial Strategy outlines that it could be between 40,840 (using the 
Standard Method) and 45,630 (applying a Local Housing Needs Assessment). As the PPG states 
(Paragraph: 010 Reference ID: 2a-010-20201216) that the Standard Method for assessing local 
housing need provides a minimum starting point in determining the number of homes needed in an area 
and does not accommodate changing economic circumstances or other factors that might have on 
demographic behaviour. The PPG identifies further circumstances that may justify a figure higher than 
the minimum LHN (ID 2a-010-20190220) which includes situations where increases in housing need 
are likely to exceed past trends because of growth strategies, strategic infrastructure improvements, 
agreeing to meet unmet need from neighbouring authorities or previous levels of housing delivery or 
assessments of need that are significantly greater than the outcome from the standard methodology.  
 
It is therefore imperative that the Local Plan Review significantly exceeds the minimum standard method 
and boosts the supply of new homes and address the affordability crisis by providing flexibility, choice 
and competition in the market. Consequently, the Local Housing Needs Assessment figure of 45,630 
(2,282 dwellings per annum) is not considered sufficiently high enough to boost supply and address 
affordability, it is only 182 dwellings per annum above the adopted hosing requirement of 2,100 
dwellings per annum.   
 
It is worth noting that the planning white paper standard method changes (August 2020) proposed a 
minimum housing requirement of 2,917 new homes per annum for Wiltshire. Whilst it is accepted that 
the government has since revisited these figures, reverting back to 2017 standard method in most 
locations outside of the big urban centres, this figure did recognise that there was evidence justifying a 
significant increase above the existing housing requirement in the Core Strategy (2,100 dwellings per 
annum).  
 
Furthermore, it should be acknowledged that Housing Delivery Test results indicate that Wiltshire has 
been delivering above that local housing requirement for the last three years. The November 2020 
results revealed that 2,548 dwellings had been completed and this should be viewed as a positive signal 
that the housing market is strong and developers are keen to build homes in Wiltshire. Instead, the 
Council has preferred to take a more cautious approach and reflect on its past delivery rates as success 
in achieving a retrospective housing target (i.e. starting the plan period at 2016 and including these as 
completions).  
 
Affordability is a key market signal and ONS data confirms that the median affordability ratio for Wiltshire 
in 2019 was 9.63.  Put simply this means average house prices are nearly 10 times average incomes 
and continue to rise. This is significantly above the England average of 7.83 and south west average of 
8.79 for the same period. With most high street lenders only offering up to four times a mortgage 
applicant’s salary, homeownership remains out of the reach of many, in particular first-time buyers. 
However, the affordability ratio figure of 9.63 needs to be considered cautiously as it is a Wiltshire-wide 
figure, which may disguise a worse affordability ratio in individual Housing Market Areas (HMA) and or 
specific towns, therefore the medium house price of £257,000 may be much greater in rural areas. 
 
The delivery of affordable homes should be a key priority for Wiltshire Council to address the 
affordability crisis. The PPG recognises the importance of affordable housing delivery and advises an 
increase in the total housing figures may be considered where it could help deliver affordable housing 
(ID 2a-024-20190220). Affordable housing should also be considered in the context of its likely delivery 
as a proportion of mixed market and affordable developments. Clearly adopting a housing requirement 
above the minimum LHN will make some contribution towards delivering a greater number of affordable 
housing even if not all affordable housing needs can be met. 
 
Looking at the Council’s evidence base we note that the Swindon and Wiltshire SHMA 2019 does not 
appear to include a full assessment of affordable housing needs, the most recent assessment of 
affordable housing need would appear to be the Swindon and Wiltshire SHMA 2017. The NPPF (2019) 
introduced a new affordable housing definition encapsulating a variety of new tenures and as the SHMA 
2017 predates these changes, it is now out of date with regard to affordable housing need, and a new 
assessment should be undertaken to review the demand for the new affordable tenures. It is critical that 
the local plan affordable housing policies are based on an up-to-date assessment in order to plan and 



  

deliver the most appropriate types and tenures of affordable housing in Wiltshire to meet its residents’ 
needs. 
 
Consequently, TKP concludes that the suggested housing requirement figures of either 40,840 or 
45,630 will not significantly boost the supply of homes or address affordability. The Local Plan Review 
provides an invaluable opportunity to optimise the supply of suitable, available and deliverable sites for 
residential development. We would strongly encourage Wiltshire Council to be more ambitious and 
positively plan for growth to address the affordability crisis. 
 
Delivering the Spatial Strategy 
 
We accept that the Local Plan Review is trying to ensure that the community has a role in plan making 
through neighbourhood plans but in many cases, this has not been proactive and does not positively 
encourage development and the associated benefits included improved infrastructure provision.  
 
Rowde does not have neighbourhood plan but the neighbouring town of Devizes does have a 
neighbourhood plan. It is noted that the Planning for Devizes document states at paragraph 12 that the 
Devizes Neighbourhood Plan is currently being reviewed and covers a wider geographical area 
encompassing the neighbouring parishes of Bishops Canning and Rowde. However, the Devizes 
Neighbourhood Plan website does not provide any current updates of the plan’s progression.  
 
Formulating the Spatial Strategy  
 
We note the Council’s intention to return to HMAs after the use of HMAs was paused after the Core 
Strategy became five years old and the LHN requirement applied County wide. It is accepted that 
Wiltshire is a diverse County, both geographically and economically, and therefore different parts of the 
County are under varying pressure for growth. The HMAs are therefore a useful tool to distribute the 
supply of homes but the LHN for Wiltshire should be the one, and only, figure that housing supply 
performance is monitored against. 
 
Rowde was previously within the East Wiltshire HMA in the Core Strategy. However, the HMAs have 
been reviewed having regard to travel to work areas and Rowde, along with neighbouring town of 
Devizes, are located in the Chippenham HMA. Rowde is currently categorised as a Large Village in the 
Devizes Community Area in the Wiltshire Core Strategy. No reference is made to Rowde in the 
emerging Spatial Strategy but clearly it has a close function role with Devizes. The role of Large Villages 
is reviewed in the accompanying consultation document Empowering Rural Communities.  
 
EMPOWERING RURAL COMMUNITIES 
 
As paragraph 9 outlines the role of the local plan review is to set appropriate scale of growth for large 
villages and local service centres over the plan period. It also states that:  
 
‘Experience has shown that some villages have been challenged by disproportionate growth, 
whilst others have seen relatively little in recent years’. 
. 
Rowde is a large village which has seen little housing growth in recent years and table 2.4 confirms that 
completions (2016-2019) and commitments (1 April 2019) in the village only account for 13 dwellings. 
The Core Strategy disaggregates the housing requirement to a settlement level and sets an indicative 
housing requirement for the remainder of the Devizes Community Area which was 2,500 new homes 
between 2006-26 of which sites for 543 needed to be identified.  
 
Table 2.4 sets a baseline indicative housing requirement for plan period (2016-2036) for Rowde of 70 
dwellings (3.5 dwelling pern annum). This figure seems particularly low given the lack of housing that 
has been delivered in recent years and further local housing needs assessment should be undertaken 
to establish the real housing needs of the village. It should also be revisited on the basis that the LHN 
figure of 45,630 (2,282 dwellings per annum) is not considered sufficiently high enough to boost supply 
and address affordability, which is often more acute in rural areas. To be in accordance with the NPPF 
and PPG, any figure should be expressed as a minimum and shouldn’t be a cap to development.  
 



  

It is clear that sites will need to be found for development outside of the existing settlement boundary. 
Our clients land at Malthouse Farm would be an ideal site. It is currently agricultural land and unfetter 
by any environmental constraints. Accordingly, it is suitable, available and deliverable sites for 
residential development. 
 
Q. Do you agree there should be a target of 40% affordable homes on all new schemes of more 
than five dwellings in the rural area? What other approaches might there be? 
 
Empowering Rural Communities highlights the importance of understanding local housing needs, in 
particular affordable housing needs in rural areas. Rowde is currently an area where 30% affordable 
housing provision is sought by Core Policy 43, but we note the Council’s proposal to seek 40% 
affordable housing on sites over five dwellings in all rural areas. We support this proposal where it can 
be demonstrated that it is achievable and viable.  
 
Do you agree with the approach set out in the suggested revised Core Policy 44? If not, why 
not? How could it be improved? 
 
We welcome the proposed revisions to Core Policy 44 on Rural Exception Sites and Community Lead 
Rural Exception Sites, the policy needed updating to reflect changes to the NPPF, planning application 
(or appeal) decisions and to be more supportive to rural exception site proposals. We particularly 
support the raising of threshold to up to 20 dwellings, as 10 dwellings as currently drafted is too few and 
not a viable proposition for most sites. It is welcome that Council recognises that in some circumstances 
cross-subsidy will be the only viable option to deliver affordable homes and it also helps to ensure mixed 
and balanced community. 
 
Our clients land at Malthouse Farm would be an ideal site to meeting the local housing needs of Rowde 
which have been identified indicatively as 70 new homes. Further housing needs assessment should 
be undertaken to understand the extent of affordable housing needs and other specialist requirements 
such as homes for the elderly, entry level homes, key workers, sheltered accommodation or smaller 
dwellings. Whilst it is a site that could be promoted through the neighbourhood plan, its allocation in the 
local plan review and would create greater certainty of its delivery and we would urge the Council to 
seriously consider its inclusion in the local plan. 
 
We trust that you find this consultation response helpful and we would like to be consulted on further 
stages of the above document and other publications by the Council. 
 
Yours sincerely 

 

For and On Behalf Of 
TETLOW KING PLANNING 

 
cc: site location plan – land at Malthouse Farm, Rowde 
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Empowering Rural Communities 
Consultation Response Form 

 

The paper 'Empowering Rural Communities' looks at ways the Council’s planning policies and 
proposals might be changed for rural communities along with suggesting scales of housing growth. 
 
To view this document please visit the Council’s Local Plan Review Consultation page on its 

website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-review-consultation 

 

 
Please return to Wiltshire Council, by 5pm on Monday 8th March 2021. 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your response to the questions. Please use a separate sheet for each 
representation. 

 

Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 

 

 1. Personal details 2. Agent’s details (if applicable) * 

Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 

 

Address Line 1 
 

 

Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

 

Postcode 
 

 

Ref:                                                                                                           (For official use only) 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
mailto:spatialplanningpolicy@wiltshire.gov.uk


Telephone Number 
 

 

Email Address 
 

 

 
Section Two – Questions  
 
Do you agree there should be a target of 40% affordable homes on all new schemes of more 
than five dwellings? What other approaches might there be? 
     

Answer: 

 

 

 

 
Do you agree with the approach set out in the suggested policy? If not, why not? How could 
it be improved? 
     

Answer: 

 

 

 

 

 

 

 
 
Do you think this approach is worth pursuing? 
Please explain your answer  
    

Answer: 

 

 

 
What local evidence would be needed to justify applying restrictions like these? 
     

Answer: 

 

 
To comment on the housing figure that interests you, please state which area of the county 
the settlement falls within.   
     

Answer:

 
 
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?  
 

Answer: 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Continue on a separate sheet if necessary 
 
 

Permitted development rights should never be removed from or restricted on agricultural developments or 
dwellings associated with farm/ farm worker use.  
 
Revised Core Policy 44 outlines the criteria for which new rural dwellings can be approved – including self 
and custom-built homes. These criteria must not be used to the detriment of farm dwelling conversion, 
construction, or expansion. Please see below for further comments.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The requirements for Neighbourhood Area Designation in the rural area – as set out in the New Core 
Policy – describes a ‘general presumption against housing proposals outside a settlement area’. We 
remind the council that much agricultural development can sit outside of the settlement boundary and 
therefore should not be excluded from dwelling or commercial development which relates to the farm 
business or its diversifications.  
 
 
 
 



If you have any further comments you wish to make, please detail them below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Future notification 
 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 
Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 

X  

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

1. Enable the next generation to take on management of farms and to support this through the 
provision of affordable housing to allow succession. 

2. Encourage the development of farming enterprises that can meet the challenges of food 
security through modernising and becoming more efficient, and that remain compliant with 
current domestic (or international) rules and regulations.  

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

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.wiltshire.gov.uk/planning-privacy-notice


Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 

Signature:  Date: 
 

 
 

Thank you for completing this form. 

 

 

 
Data Protection  
 

Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 

 

08.03.21 
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Empowering Rural Communities 
Consultation Response Form 

 

The paper 'Empowering Rural Communities' looks at ways the Council’s planning policies and 
proposals might be changed for rural communities along with suggesting scales of housing growth. 
 
To view this document please visit the Council’s Local Plan Review Consultation page on its 
website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-review-consultation 
 
 
Please return to Wiltshire Council by Tuesday 9th March 2021. 
 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your response to the questions. Please use a separate sheet for each 
representation. 

 
Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 
 

 1. Personal details 2. Agent’s details (if applicable) * 
Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 
Address Line 1 
 
Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

 

Postcode  

Ref:                                                                                                           (For official use only) 



 
Telephone 
Number 
 

 

Email Address 
 

  
 

 
Section Two – Questions  
 
Do you agree there should be a target of 40% affordable homes on all new schemes of more 
than five dwellings? What other approaches might there be? 
     
Answer: 
 
 
 
 
Do you agree with the approach set out in the suggested policy? If not, why not? How could 
it be improved? 
     
Answer: 
 
 
 
 
 
 
 
Do you think this approach is worth pursuing? 
Please explain your answer  
    
Answer: 
 
 
 
 
 
 
 
What local evidence would be needed to justify applying restrictions like these? 
     
Answer: 
 
 
 
 
 
 
 
 

No comment other than any requirement must also be subject to viability particularly in the case of 
brownfield sites. Until such time that the viability evidence is published, it is not possible to comment on 
this proposed change in approach. 
 

 
Please see attached. 
It is important that this approach does not constrain the redevelopment of brownfield sites in or on the 
edge of sustainable settlements which, in turn, would be contrary to the emerging Spatial Strategy and the 
approach of maximising development on brownfield sites.  
 

 
Please see attached.     
 
 
 
 

 
Please see attached 
 
 
 
 



To comment on the housing figure that interests you, please state which area of the county 
the settlement falls within.   
     
Answer:

 
 
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?  
 
Answer: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Chippenham HMA/Rudloe 
 
 
 
 

Please see attached. In summary: 
 
We note that the Empowering Rural Communities document does seek to identify an overall housing 
requirement for Rudloe. Table 2.4, states that the requirement for the period 2016 to 2036 is 250 dwellings 
which equates to an annualised figure of 12.5 dwellings per annum. This is the highest requirement 
outside of the main settlements in the entire HMA which supports Rudloe as a suitable location for 
development in its own right. 
 
However, the same table also suggests that as of 1 April 2019, there were completions and existing 
commitments also totalling 250 dwellings, the implication being that no addition development is required at 
Rudloe until after 2036. This is not representative of a positively prepared Plan. Further, and given that the 
housing requirements are a minima, it is also important that the Plan does not allow these figures to be 
used to stall additional development at the settlement, including the redevelopment of brownfield sites.  
 
Again, would be contrary to the emerging Spatial Strategy and the approach of prioritising and maximising 
development on brownfield sites. 
 
 



 
 
If you have any further comments you wish to make, please detail them below. 
 
 
 
 
 
 
 
 
Future notification 

 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 
Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 
Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 
Signature:  Date: 
 
 
 

Thank you for completing this form. 
 
 

 
Data Protection  
 
Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 
 

 

09/03/21 

X  

 
Please see attached. 
 
 
 
 



 
Blue Fox Planning Ltd, Registered Office: Unit 1 Gate Farm, High Street,  
Sutton Benger, Wiltshire, SN15 4RE.   
Registered in England & Wales, Company No. 12854151.   
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Our Ref: 20.020/AMD 
 
Spatial Planning,  
Economic Development and Planning,  
Wiltshire Council,  
County Hall,  
Trowbridge 
BA14 8JQ. 
 
spatialplanningpolicy@wiltshire.gov.uk 
 
9th March 2021 
 
Dear Sir / Madam 
 
Ref:  Wiltshire Local Plan Review consultation – January 2021 

Representations on behalf of Presscredit (Rudloe) Limited. 
 
On behalf of our clients, Presscredit (Rudloe) Limited  (Presscredit), we are instructed to 
submit representations on the Wiltshire Local Plan Review (WLPR) consultation which 
commenced in January 2021. As will be explained in the representations, Presscredit control 
circa 13ha of land that once formed part of RAF Rudloe Manor and the comments set out 
below are made in the context of securing the redevelopment of this brownfield site for new 
homes. 
 
Our response covers the following broad matters: 
 

 Strong support for the WLPR identifying a “brownfield target” for the delivery of new 
homes on previously developed land; 

 The benefits of maximising the reuse of brownfield sites; 
 Concern that, notwithstanding the “brownfield target”, the WLPR does not seek to 

identify specific sites and instead appears to abdicate such decisions to 
Neighbourhood Plans; 

 Concern as to the method adopted for allocating housing requirements to the rural 
settlements; 

 Allied to the previous points, concern that brownfield opportunities are being given 
less priority in the rural settlements when compared with, for example, Principal 
Settlements and Market Towns; and 

 The case for the redevelopment of the former RAF Rudloe Manor. 
 
Land at the Former RAF Rudloe Manor 
Appendix 1 of this correspondence shows our client’s land interests at the former RAF Rudloe 
Manor near Corsham. The plan also shows that our client is the freehold owner of the 



 2

northern part of the site and has an option to purchase the remaining southern part of the 
site. 
 
The site lies to the north of the A4 Bath Road and has good access to services and facilities in 
both Rudloe and nearby Corsham. Bus stops for the X31 service are located on the A4 close 
to the site entrance providing good public transport links to Bath, Box, Corsham and 
Chippenham. The recent Bellway Homes development, which was also previously in Ministry 
of Defence (MoD) use, also lies to the north of the A4 and is approximately 600m to the east 
of the RAF Rudloe site. 
 
The site lies to the east of the Grade 2* Listed Rudloe Manor. Immediately on the western 
boundary of the site is a recent development of detached and semie-detached properties, 
planning permission for which was granted in July 2014. 
 
The site is outside of the designated Green Belt but is within the Cotswolds Area of National 
Beauty. Despite operations having ceased by 2020, a substantial amount of the former MoD 
buildings and hardstanding remains as is also evident from the plan at Appendix 1. Since its 
closure, the site has unfortunately experienced trespassing and unsociable behaviour which 
has impacted on nearby homes thus requiring the presence of on-site security.  
 
Our client has appointed a project team to assess the potential for development on this site 
as follows: 
 

 Planning Consultants - Blue Fox Planning  
 Landscape Consultants – The Environmental Design Partnership (EDP) 
 Ecological Consultants – EDP 
 Heritage Consultants – EDP 
 Transport and Highways – Paul Basham Associates 
 Master Planning and Architecture – Urban Design Box 

 
As a consequence, we have a good understanding of the opportunities and constraints 
relevant to the redevelopment of this site and are confident that a high quality residential 
development can be delivered in the short and medium terms. Appendix 2 is a Constraints 
and Opportunities plan which has informed the preparation of an illustrative master plan 
(Appendix 3) which, whilst very much “work in progress”, demonstrates that, taking on board 
the constraints and opportunities, a development of approximately 140 new homes, together 
with open space, green infrastructure and community facilities could be delivered. We stress 
that this plan is purely illustrative at this time. 
 
Wiltshire Local Plan Review (WLPR). 
Given the context of our client’s interest at Rudloe, and as already explained, our 
representations concentrate on the WLPRs approach to the redevelopment of brownfield 
sites. As a starting point, we fully support the approach of seeking to maximise the level of 
new homes being delivered on previously used land through the setting of a “Brownfield 
Target” but have concerns as to the mechanisms for identifying and delivering such 
opportunities including at the rural settlements. 
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Our concerns are set out based on the following WLPR documents: 
 Emerging Spatial Strategy 
 Empowering Rural Communities 
 Planning for Corsham 
 Site Selection Report for Corsham 

 
Emerging Spatial Strategy 
The Emerging Spatial Strategy document sets out the proposed settlement hierarchy for 
Wiltshire based on the Principal Settlement (Chippenham, Trowbridge and Salisbury), then 
the Market Towns followed by the more rural settlements. 
 
The rural settlements are then further subdivided into Local Service Centres, Large Villages 
and Small Villages. We note from elsewhere that Rudloe is identified as a Large Village within 
the Chippenham Housing Market Area (HMA). 
 
We acknowledge that this approach is a continuation of that set out in previous development 
plans for Wiltshire and, as a point of principle, we have no objection to this. Our concern is 
that this approach fails to acknowledge that many of the rural settlements are both physically 
close to other large settlements as well as having a close functional relationship in terms of 
services and facilities. 
 
To apply the settlement hierarchy as a means of defining the sustainability of individual sites 
within settlements could in some circumstances be seen as something of a blunt instrument. 
To illustrate this, the close physical relationship between Rudloe and the (higher tier) market 
town of Corsham means that land at the former RAF Rudloe Manor is able to benefit from 
sustainable access to services and facilities in BOTH settlements including by non-car modes 
of travel. 
 
Importantly, the site can achieve this without encroaching on the Corsham Rural Green 
Buffer, designated in the Corsham Neighbourhood Plan (Policy CNP E5), which seeks to 
prevent the coalescence of the two settlements. Indeed, the very existence of the Buffer 
illustrates just how close the relationship between the two settlements is.  
 
We therefore seek an acknowledgement in the WLPR clarifying situations such as that at 
Rudloe and Corsham and specifically in the context of brownfield sites. 
 
 
Brownfield Target 
Paragraph 2.11 of the Emerging Strategy introduces the “brownfield target” which, as stated 
previously, is an approach we support in principle. The National Planning Policy Framework 
(NPPF) is clear that planning policies should set out a clear strategy for accommodating the 
need for new homes “in a way that makes as much use as possible of previously-developed or 
‘brownfield’ land.” (NPPF para 117). 
 
NPPF paragraph 118 (c) further states that planning policies should: 
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“…give substantial weight to the value of using suitable brownfield land within settlements 
for homes and other identified needs, and support appropriate opportunities to remediate 
despoiled, degraded, derelict, contaminated or unstable land.” (Our emphasis). 
 
NPPF paragraph 137 (a) also requires Local Planning Authorities to make “as much use as 
possible of suitable brownfield sites…” 
 
Returning to paragraph 2.11 of the Emerging Spatial Strategy, this also states that: 
 
“As land within main settlements is mostly built up, a requirement translates to a brownfield 
target. A target helps to maximise these opportunities and can reduce pressures to build on 
greenfield land.” 
 
Whilst we completely agree with the fact that maximising brownfield development reduces 
pressure to release greenfield sites for development, we are concerned that the WLPR 
appears only to be considering opportunities at the main settlements. This theme is 
continued under “Development Principles” (page 6) which states: 
 
“2. To maximise the use of previously developed land and support urban renewal where 
needed, each of the main settlements will have a target amount of new homes that will need 
to be planned for within its urban area.” (Our emphasis). 
 
As a consequence, it is only the “main settlements” that have a brownfield target as an 
indication of the number of new homes to be built on previously developed land. This focus 
only on the main settlements creates a situation whereby the Planning for Corsham WLPR 
document includes a brownfield target of 160 dwellings but the Empowering Rural 
Communities document, which covers Large Villages such as Rudloe, is silent on the matter 
of quantum to be achieved on previously developed land. 
 
On a related point, we note that the Empowering Rural Communities document does seek to 
identify an overall housing requirement for Rudloe. The document, at Table 2.4, states that 
the requirement for the period 2016 to 2036 is 250 dwellings which equates to an annualised 
figure of 12.5 dwellings per annum. It is important to note that this is the highest requirement 
outside of the main settlements in the entire HMA which supports Rudloe as a suitable 
location for development in its own right. 
 
However, the same table also suggests that as of 1 April 2019, there were completions and 
existing commitments also totalling 250 dwellings. Whilst the evidence behind this table does 
not appear to be readily available and therefore cannot be tested. the implication is that no 
addition development is required at Rudloe until after 2036. Given that these requirements 
are a minima, it is important that the Plan does not allow these figures to be used to stall 
additional development at the settlement. 
 
Therefore, whilst we support the principle of maximising the redevelopment of brownfield 
sites, we object to the WLPRs apparent emphasis on the main settlements. This approach 
seemingly fails to appreciate the significant role that the redevelopment of brownfield sites 
can also have in more rural, but still sustainable, locations. 
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In that regard, it is important to note the quotes from the NPPF set out above. The NPPF 
refers to “suitable” brownfield sites and therefore includes a far wider assessment than 
simply the designation given to a settlement. It is therefore clear that the WLPR should assess 
the suitability of brownfield land, including whether they are accessible and sustainable, on 
an individual site by site basis rather than concentrating only on the main settlements. This 
includes our client’s land at the former RAF Rudloe. 
 
We also have concerns as to the calculation of the brownfield target. This is first referenced 
at paragraph 3.9 of the Emerging Spatial Strategy but is dealt with in more detail in Appendix 
1 of that document and it is to this that refer in our comments below. 
 
The calculation that has been undertaken is set out in paragraph 16 of Appendix 1. In 
summary: 
 

 The calculation has taken the average annual number of units granted permission 
from 2009-2019 on sites of up to 100 units for Principal Settlements, and up to 50 
units for Market Towns.  

 A delivery rate (assessing permissions granted from 2008-2014 districtwide) has then 
been applied which takes into account non-implementation of permissions.  

 The output provides the anticipated average annual number of completions for each 
settlement which determines the brownfield target. 

 
Whilst we acknowledge that predicting delivery from brownfield sources is a complex matter 
and, indeed, may not be an exact science, we do have the following concerns as to this 
approach: 
 

1. It is effectively a “one-size” fits all approach; 
2. It relates only to Principal Settlements and Market Towns; 
3. By virtue of (2) above, it fails to consider opportunities in lower tier settlements; and 
4. It is not clear whether actual brownfield sites have been identified as part of informing 

the process. 
 
Notwithstanding the above concerns, a central issue is how these targets will be considered 
as part of the process. It is in our opinion vital that the WLPR clarifies that the targets are just 
that and that they are not a cut-off point for further brownfield development on suitable 
sites.  
 
We put this question to the Council during the recent online consultation webinars and 
received the answer that the Council would look to go over and above these targets (that is 
to say, maximise brownfield opportunities) and that the target would not be used as a limiter. 
We welcome this response and believe that the Plan would benefit from an explicit statement 
to this effect. 
 
We note from the Site Selection Report for Corsham that, whilst the brownfield housing 
target is identified as 160 dwellings between 2021 to 2031, the options considered through 
the site selection process are all greenfield. This is despite the former RAF Rudloe Manor site 
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being clearly visible on the maps supporting the document; please refer, for example, to 
“Figure 4: Final pool of potential sites for further detailed assessment.” 
 
This shows the proximity of our client’s site to Corsham and we would ask that consideration 
be given to allocating this land which, in turn, may provide justification for not developing on 
some greenfield site(s). 
 
This point is also linked to the final matter that we wish to raise which relates to how 
brownfield sites will be identified and assessed. Appendix 1 of the Emerging Spatial Strategy 
attempts to throw some light on this by stating at paragraph 18: 
 
“The register of brownfield land is a starting point, as is the Council’s Strategic Housing and 
Employment Land Availability Assessment (SHELAA) evidence.” 
 
Paragraph 19 further states: 
  
“By engaging closely with their communities and by contacts with landowners and developers, 
neighbourhood planning is well placed to identify many opportunities and allocate them in 
their plans.” (Our emphasis) 
 
Paragraph 22 then continues: 
 
“Other large landowners, public or private, may also instigate redevelopment of their land.” 
 
Whilst it is understood that these are all ways in which brownfield (and greenfield sites) can 
come forward, it is unclear as to why, in a plan lead system, the WLPR in its own right does 
not seek to identify brownfield sites. The apparent abdication of identifying and allocating 
brownfield sites to others could also be used to both undermine the WLPRs suggested 
prioritisation of such sites to avoid the unnecessary allocation of greenfield sites. 
 
By way of example, if the Council is truly relying on Neighbourhood Plans to identify sites, 
what happens if such a Plan is not being prepared? For example, the Box Parish 
Neighbourhood Plan (which covers Rudloe) appears to have stalled at an early stage with the 
Steering Group not having met for over twelve months.  
 
We therefore ask that future iterations of the WLPR seek to identify significant brownfield 
sites, both to ensure the Plan is positively prepared and to ensure its evidence base is robust. 
Further, the testing of such sites through the Plan’s site selection process would also ensure 
that they were “suitable” in the terms of the NPPF. The former RAF Rudloe Manor is, in our 
opinion, a highly suitable candidate for allocation, although we also reserve the right to bring 
forward a planning application outside of the plan making process. 
 
 
Conclusions 
We welcome the opportunity to respond to the January 2021 consultation and, whilst we 
recognise that many of our comments above are critical, they are made with the intention of 
being constructive. 
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We support the Plan’s intention to maximise opportunities for residential development on 
brownfield sites and have suggested issues and matters that, if addressed, would in our 
opinion make the WLPR both more robust and positively prepared.  
 
In summary, we suggest that the WLPR must: 
 

1. Fully recognise that suitable brownfield opportunities exist in sustainable locations 
beyond the suggested Main Settlements and that these represent an important 
potential supply of new homes; 

2. State clearly that the brownfield target is not an upper limit (that will not be exceeded) 
and that the Council will positively seek to exceed the identified figure when and 
where suitable brownfield sites present themselves; 

3. Adopt a more proactive approach to identifying those brownfield sites that are already 
known to be available and assess their suitability rather than leaving this to either 
Neighbourhood Plans or individual landowners. This includes land at the former RAF 
Rudloe Manor; 

4. Recognise the functional relationship of Rudloe and Corsham; and 
5. Recognise that the land at the former RAF Rudloe Manor represents a suitable and 

sustainable opportunity to deliver new homes on a brownfield site, in accordance with 
the Plan’s emerging strategy, as well as delivering significant local benefits. 

 
Finally, we would welcome any opportunity to discuss these representations and the land at 
the former RAF Rudloe Manor with representatives of Wiltshire Council.  
 
Yours faithfully 
 
 

 
 

 
 
Enc.  
 
Appendix 1 – Location Plan: Land at Former RAF Rudloe Manor 
Appendix 2 – Constraints and Opportunities Plan 
Appendix 3 - Illustrative Concept Plan  
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Empowering Rural Communities 
Consultation Response Form 

 

The paper 'Empowering Rural Communities' looks at ways the Council’s planning policies and 
proposals might be changed for rural communities along with suggesting scales of housing growth. 
 
To view this document please visit the Council’s Local Plan Review Consultation page on its 
website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-review-consultation 
 
 
Please return to Wiltshire Council by Tuesday 9th March 2021. 
 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your response to the questions. Please use a separate sheet for each 
representation. 

 
Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 
 

 1. Personal details ble) * 
Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 
Address Line 1 
 
Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

 

Postcode  

Ref:                                                                                                           (For official use only) 



 
Telephone 
Number 
 

 

Email Address 
 

  
 

 
Section Two – Questions  
 
Do you agree there should be a target of 40% affordable homes on all new schemes of more 
than five dwellings? What other approaches might there be? 
     
Answer: 
 
 
 
 
Do you agree with the approach set out in the suggested policy? If not, why not? How could 
it be improved? 
     
Answer: 
 
 
 
 
 
 
 
Do you think this approach is worth pursuing? 
Please explain your answer  
    
Answer: 
 
 
 
 
 
 
 
What local evidence would be needed to justify applying restrictions like these? 
     
Answer: 
 
 
 
 
 
 
 
 

No comment other than any requirement must also be subject to viability particularly in the case of 
brownfield sites. Until such time that the viability evidence is published, it is not possible to comment on 
this proposed change in approach. 
 

 
Please see attached. 
It is important that this approach does not constrain the redevelopment of brownfield sites in or on the 
edge of sustainable settlements which, in turn, would be contrary to the emerging Spatial Strategy and the 
approach of maximising development on brownfield sites.  
 

 
Please see attached.     
 
 
 
 

 
Please see attached 
 
 
 
 



To comment on the housing figure that interests you, please state which area of the county 
the settlement falls within.   
     
Answer:

 
 
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?  
 
Answer: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Chippenham HMA/Rudloe 
 
 
 
 

Please see attached. In summary: 
 
We note that the Empowering Rural Communities document does seek to identify an overall housing 
requirement for Rudloe. Table 2.4, states that the requirement for the period 2016 to 2036 is 250 dwellings 
which equates to an annualised figure of 12.5 dwellings per annum. This is the highest requirement 
outside of the main settlements in the entire HMA which supports Rudloe as a suitable location for 
development in its own right. 
 
However, the same table also suggests that as of 1 April 2019, there were completions and existing 
commitments also totalling 250 dwellings, the implication being that no addition development is required at 
Rudloe until after 2036. This is not representative of a positively prepared Plan. Further, and given that the 
housing requirements are a minima, it is also important that the Plan does not allow these figures to be 
used to stall additional development at the settlement, including the redevelopment of brownfield sites.  
 
Again, would be contrary to the emerging Spatial Strategy and the approach of prioritising and maximising 
development on brownfield sites. 
 
 



 
 
If you have any further comments you wish to make, please detail them below. 
 
 
 
 
 
 
 
 
Future notification 

 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 
Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 
Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 
Signature:  Date: 
 
 
 

Thank you for completing this form. 
 
 

 
Data Protection  
 
Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 
 

 

09/03/21 

X  

 
Please see attached. 
 
 
 
 



 
Blue Fox Planning Ltd, Registered Office: Unit 1 Gate Farm, High Street,  
Sutton Benger, Wiltshire, SN15 4RE.   
Registered in England & Wales, Company No. 12854151.   
VAT Registration No. 357-0568-81 

 

  
Our Ref: 20.020/AMD 
 
Spatial Planning,  
Economic Development and Planning,  
Wiltshire Council,  
County Hall,  
Trowbridge 
BA14 8JQ. 
 
spatialplanningpolicy@wiltshire.gov.uk 
 
9th March 2021 
 
Dear Sir / Madam 
 
Ref:  Wiltshire Local Plan Review consultation – January 2021 

Representations on behalf of Presscredit (Rudloe) Limited. 
 
On behalf of our clients,  we are instructed to 
submit representations on the Wiltshire Local Plan Review (WLPR) consultation which 
commenced in January 2021. As will be explained in the representations, Presscredit control 
circa 13ha of land that once formed part of RAF Rudloe Manor and the comments set out 
below are made in the context of securing the redevelopment of this brownfield site for new 
homes. 
 
Our response covers the following broad matters: 
 

 Strong support for the WLPR identifying a “brownfield target” for the delivery of new 
homes on previously developed land; 

 The benefits of maximising the reuse of brownfield sites; 
 Concern that, notwithstanding the “brownfield target”, the WLPR does not seek to 

identify specific sites and instead appears to abdicate such decisions to 
Neighbourhood Plans; 

 Concern as to the method adopted for allocating housing requirements to the rural 
settlements; 

 Allied to the previous points, concern that brownfield opportunities are being given 
less priority in the rural settlements when compared with, for example, Principal 
Settlements and Market Towns; and 

 The case for the redevelopment of the former RAF Rudloe Manor. 
 
Land at the Former RAF Rudloe Manor 
Appendix 1 of this correspondence shows our client’s land interests at the former RAF Rudloe 
Manor near Corsham. The plan also shows that our client is the freehold owner of the 
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northern part of the site and has an option to purchase the remaining southern part of the 
site. 
 
The site lies to the north of the A4 Bath Road and has good access to services and facilities in 
both Rudloe and nearby Corsham. Bus stops for the X31 service are located on the A4 close 
to the site entrance providing good public transport links to Bath, Box, Corsham and 
Chippenham. The recent Bellway Homes development, which was also previously in Ministry 
of Defence (MoD) use, also lies to the north of the A4 and is approximately 600m to the east 
of the RAF Rudloe site. 
 
The site lies to the east of the Grade 2* Listed Rudloe Manor. Immediately on the western 
boundary of the site is a recent development of detached and semie-detached properties, 
planning permission for which was granted in July 2014. 
 
The site is outside of the designated Green Belt but is within the Cotswolds Area of National 
Beauty. Despite operations having ceased by 2020, a substantial amount of the former MoD 
buildings and hardstanding remains as is also evident from the plan at Appendix 1. Since its 
closure, the site has unfortunately experienced trespassing and unsociable behaviour which 
has impacted on nearby homes thus requiring the presence of on-site security.  
 
Our client has appointed a project team to assess the potential for development on this site 
as follows: 
 

 Planning Consultants - Blue Fox Planning  
 Landscape Consultants – The Environmental Design Partnership (EDP) 
 Ecological Consultants – EDP 
 Heritage Consultants – EDP 
 Transport and Highways – Paul Basham Associates 
 Master Planning and Architecture – Urban Design Box 

 
As a consequence, we have a good understanding of the opportunities and constraints 
relevant to the redevelopment of this site and are confident that a high quality residential 
development can be delivered in the short and medium terms. Appendix 2 is a Constraints 
and Opportunities plan which has informed the preparation of an illustrative master plan 
(Appendix 3) which, whilst very much “work in progress”, demonstrates that, taking on board 
the constraints and opportunities, a development of approximately 140 new homes, together 
with open space, green infrastructure and community facilities could be delivered. We stress 
that this plan is purely illustrative at this time. 
 
Wiltshire Local Plan Review (WLPR). 
Given the context of our client’s interest at Rudloe, and as already explained, our 
representations concentrate on the WLPRs approach to the redevelopment of brownfield 
sites. As a starting point, we fully support the approach of seeking to maximise the level of 
new homes being delivered on previously used land through the setting of a “Brownfield 
Target” but have concerns as to the mechanisms for identifying and delivering such 
opportunities including at the rural settlements. 
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Our concerns are set out based on the following WLPR documents: 
 Emerging Spatial Strategy 
 Empowering Rural Communities 
 Planning for Corsham 
 Site Selection Report for Corsham 

 
Emerging Spatial Strategy 
The Emerging Spatial Strategy document sets out the proposed settlement hierarchy for 
Wiltshire based on the Principal Settlement (Chippenham, Trowbridge and Salisbury), then 
the Market Towns followed by the more rural settlements. 
 
The rural settlements are then further subdivided into Local Service Centres, Large Villages 
and Small Villages. We note from elsewhere that Rudloe is identified as a Large Village within 
the Chippenham Housing Market Area (HMA). 
 
We acknowledge that this approach is a continuation of that set out in previous development 
plans for Wiltshire and, as a point of principle, we have no objection to this. Our concern is 
that this approach fails to acknowledge that many of the rural settlements are both physically 
close to other large settlements as well as having a close functional relationship in terms of 
services and facilities. 
 
To apply the settlement hierarchy as a means of defining the sustainability of individual sites 
within settlements could in some circumstances be seen as something of a blunt instrument. 
To illustrate this, the close physical relationship between Rudloe and the (higher tier) market 
town of Corsham means that land at the former RAF Rudloe Manor is able to benefit from 
sustainable access to services and facilities in BOTH settlements including by non-car modes 
of travel. 
 
Importantly, the site can achieve this without encroaching on the Corsham Rural Green 
Buffer, designated in the Corsham Neighbourhood Plan (Policy CNP E5), which seeks to 
prevent the coalescence of the two settlements. Indeed, the very existence of the Buffer 
illustrates just how close the relationship between the two settlements is.  
 
We therefore seek an acknowledgement in the WLPR clarifying situations such as that at 
Rudloe and Corsham and specifically in the context of brownfield sites. 
 
 
Brownfield Target 
Paragraph 2.11 of the Emerging Strategy introduces the “brownfield target” which, as stated 
previously, is an approach we support in principle. The National Planning Policy Framework 
(NPPF) is clear that planning policies should set out a clear strategy for accommodating the 
need for new homes “in a way that makes as much use as possible of previously-developed or 
‘brownfield’ land.” (NPPF para 117). 
 
NPPF paragraph 118 (c) further states that planning policies should: 
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“…give substantial weight to the value of using suitable brownfield land within settlements 
for homes and other identified needs, and support appropriate opportunities to remediate 
despoiled, degraded, derelict, contaminated or unstable land.” (Our emphasis). 
 
NPPF paragraph 137 (a) also requires Local Planning Authorities to make “as much use as 
possible of suitable brownfield sites…” 
 
Returning to paragraph 2.11 of the Emerging Spatial Strategy, this also states that: 
 
“As land within main settlements is mostly built up, a requirement translates to a brownfield 
target. A target helps to maximise these opportunities and can reduce pressures to build on 
greenfield land.” 
 
Whilst we completely agree with the fact that maximising brownfield development reduces 
pressure to release greenfield sites for development, we are concerned that the WLPR 
appears only to be considering opportunities at the main settlements. This theme is 
continued under “Development Principles” (page 6) which states: 
 
“2. To maximise the use of previously developed land and support urban renewal where 
needed, each of the main settlements will have a target amount of new homes that will need 
to be planned for within its urban area.” (Our emphasis). 
 
As a consequence, it is only the “main settlements” that have a brownfield target as an 
indication of the number of new homes to be built on previously developed land. This focus 
only on the main settlements creates a situation whereby the Planning for Corsham WLPR 
document includes a brownfield target of 160 dwellings but the Empowering Rural 
Communities document, which covers Large Villages such as Rudloe, is silent on the matter 
of quantum to be achieved on previously developed land. 
 
On a related point, we note that the Empowering Rural Communities document does seek to 
identify an overall housing requirement for Rudloe. The document, at Table 2.4, states that 
the requirement for the period 2016 to 2036 is 250 dwellings which equates to an annualised 
figure of 12.5 dwellings per annum. It is important to note that this is the highest requirement 
outside of the main settlements in the entire HMA which supports Rudloe as a suitable 
location for development in its own right. 
 
However, the same table also suggests that as of 1 April 2019, there were completions and 
existing commitments also totalling 250 dwellings. Whilst the evidence behind this table does 
not appear to be readily available and therefore cannot be tested. the implication is that no 
addition development is required at Rudloe until after 2036. Given that these requirements 
are a minima, it is important that the Plan does not allow these figures to be used to stall 
additional development at the settlement. 
 
Therefore, whilst we support the principle of maximising the redevelopment of brownfield 
sites, we object to the WLPRs apparent emphasis on the main settlements. This approach 
seemingly fails to appreciate the significant role that the redevelopment of brownfield sites 
can also have in more rural, but still sustainable, locations. 
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In that regard, it is important to note the quotes from the NPPF set out above. The NPPF 
refers to “suitable” brownfield sites and therefore includes a far wider assessment than 
simply the designation given to a settlement. It is therefore clear that the WLPR should assess 
the suitability of brownfield land, including whether they are accessible and sustainable, on 
an individual site by site basis rather than concentrating only on the main settlements. This 
includes our client’s land at the former RAF Rudloe. 
 
We also have concerns as to the calculation of the brownfield target. This is first referenced 
at paragraph 3.9 of the Emerging Spatial Strategy but is dealt with in more detail in Appendix 
1 of that document and it is to this that refer in our comments below. 
 
The calculation that has been undertaken is set out in paragraph 16 of Appendix 1. In 
summary: 
 

 The calculation has taken the average annual number of units granted permission 
from 2009-2019 on sites of up to 100 units for Principal Settlements, and up to 50 
units for Market Towns.  

 A delivery rate (assessing permissions granted from 2008-2014 districtwide) has then 
been applied which takes into account non-implementation of permissions.  

 The output provides the anticipated average annual number of completions for each 
settlement which determines the brownfield target. 

 
Whilst we acknowledge that predicting delivery from brownfield sources is a complex matter 
and, indeed, may not be an exact science, we do have the following concerns as to this 
approach: 
 

1. It is effectively a “one-size” fits all approach; 
2. It relates only to Principal Settlements and Market Towns; 
3. By virtue of (2) above, it fails to consider opportunities in lower tier settlements; and 
4. It is not clear whether actual brownfield sites have been identified as part of informing 

the process. 
 
Notwithstanding the above concerns, a central issue is how these targets will be considered 
as part of the process. It is in our opinion vital that the WLPR clarifies that the targets are just 
that and that they are not a cut-off point for further brownfield development on suitable 
sites.  
 
We put this question to the Council during the recent online consultation webinars and 
received the answer that the Council would look to go over and above these targets (that is 
to say, maximise brownfield opportunities) and that the target would not be used as a limiter. 
We welcome this response and believe that the Plan would benefit from an explicit statement 
to this effect. 
 
We note from the Site Selection Report for Corsham that, whilst the brownfield housing 
target is identified as 160 dwellings between 2021 to 2031, the options considered through 
the site selection process are all greenfield. This is despite the former RAF Rudloe Manor site 
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being clearly visible on the maps supporting the document; please refer, for example, to 
“Figure 4: Final pool of potential sites for further detailed assessment.” 
 
This shows the proximity of our client’s site to Corsham and we would ask that consideration 
be given to allocating this land which, in turn, may provide justification for not developing on 
some greenfield site(s). 
 
This point is also linked to the final matter that we wish to raise which relates to how 
brownfield sites will be identified and assessed. Appendix 1 of the Emerging Spatial Strategy 
attempts to throw some light on this by stating at paragraph 18: 
 
“The register of brownfield land is a starting point, as is the Council’s Strategic Housing and 
Employment Land Availability Assessment (SHELAA) evidence.” 
 
Paragraph 19 further states: 
  
“By engaging closely with their communities and by contacts with landowners and developers, 
neighbourhood planning is well placed to identify many opportunities and allocate them in 
their plans.” (Our emphasis) 
 
Paragraph 22 then continues: 
 
“Other large landowners, public or private, may also instigate redevelopment of their land.” 
 
Whilst it is understood that these are all ways in which brownfield (and greenfield sites) can 
come forward, it is unclear as to why, in a plan lead system, the WLPR in its own right does 
not seek to identify brownfield sites. The apparent abdication of identifying and allocating 
brownfield sites to others could also be used to both undermine the WLPRs suggested 
prioritisation of such sites to avoid the unnecessary allocation of greenfield sites. 
 
By way of example, if the Council is truly relying on Neighbourhood Plans to identify sites, 
what happens if such a Plan is not being prepared? For example, the Box Parish 
Neighbourhood Plan (which covers Rudloe) appears to have stalled at an early stage with the 
Steering Group not having met for over twelve months.  
 
We therefore ask that future iterations of the WLPR seek to identify significant brownfield 
sites, both to ensure the Plan is positively prepared and to ensure its evidence base is robust. 
Further, the testing of such sites through the Plan’s site selection process would also ensure 
that they were “suitable” in the terms of the NPPF. The former RAF Rudloe Manor is, in our 
opinion, a highly suitable candidate for allocation, although we also reserve the right to bring 
forward a planning application outside of the plan making process. 
 
 
Conclusions 
We welcome the opportunity to respond to the January 2021 consultation and, whilst we 
recognise that many of our comments above are critical, they are made with the intention of 
being constructive. 
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We support the Plan’s intention to maximise opportunities for residential development on 
brownfield sites and have suggested issues and matters that, if addressed, would in our 
opinion make the WLPR both more robust and positively prepared.  
 
In summary, we suggest that the WLPR must: 
 

1. Fully recognise that suitable brownfield opportunities exist in sustainable locations 
beyond the suggested Main Settlements and that these represent an important 
potential supply of new homes; 

2. State clearly that the brownfield target is not an upper limit (that will not be exceeded) 
and that the Council will positively seek to exceed the identified figure when and 
where suitable brownfield sites present themselves; 

3. Adopt a more proactive approach to identifying those brownfield sites that are already 
known to be available and assess their suitability rather than leaving this to either 
Neighbourhood Plans or individual landowners. This includes land at the former RAF 
Rudloe Manor; 

4. Recognise the functional relationship of Rudloe and Corsham; and 
5. Recognise that the land at the former RAF Rudloe Manor represents a suitable and 

sustainable opportunity to deliver new homes on a brownfield site, in accordance with 
the Plan’s emerging strategy, as well as delivering significant local benefits. 

 
Finally, we would welcome any opportunity to discuss these representations and the land at 
the former RAF Rudloe Manor with representatives of Wiltshire Council.  
 
Yours faithfully 
 
 

 
 

 
 
 
Enc.  
 
Appendix 1 – Location Plan: Land at Former RAF Rudloe Manor 
Appendix 2 – Constraints and Opportunities Plan 
Appendix 3 - Illustrative Concept Plan  
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Hodgson, Victoria

From: adam@macra.ltd

Sent: 09 March 2021 16:55

To: Spatial Planning Policy

Subject: Local Plan Review consultation - SHELAA Site 3491 - Land at Mayflower Farm 

Codford

Attachments: Macra_Mayflower Farm Codford 3491_Empowering Rural Communities.docx; 

Mayflower Farm Conceptual Masterplan 001.pdf

Categories: BG

Dear Sir / Madam, 
 
I am writing to confirm that 'Land at Mayflower Farm, Codford’, identified as Site Reference 3491 within the 
Wiltshire Council Strategic Housing and Economic Land Availability Assessment (2017), is available for development. 
We are working in partnership with the owner of the land and would like for it to be considered as part of 
Wiltshire's Local Plan Review. We also welcome the opportunity to share our views on the “Empowering Rural 
Communities” proposals. 
 
Please don’t hesitate to contact me should you require any further information. 
 
Regards 
 
 
 

 
 
Confidentiality: This e-mail message and any attachments may contain confidential and/or legally privileged information. It is intended for the addressee only 
and if you are not the intended recipient you  should not copy or use the contents nor disclose them to anybody else. In such a case please notify the sender by 
return e-mail immediately and delete this message and its attachments together with all copies in whatever form. 
               
Business Use: Copyright protection may exist in the text (and in any attachments) of this email. These are reserved in their entirety by Macra Ltd. Any views or 
opinions expressed in this message (and any attachments) that do not relate to the official business of Macra Ltd. are neither given nor endorsed by it. 
 
Viruses: This e-mail and any attachments have been checked for viruses but Macra Ltd. accepts no responsibility for any viruses not revealed by such check and 
in accordance with good computing practice recipients should ensure that they are actually virus free. 

 
 
 

**** Email confidentiality notice **** 

This message is private and confidential. If you have received this message in error, please notify us and remove it from your system. 

Macra Ltd may monitor email traffic and email content for the purposes of security. 

Please rely on your own virus checking as the sender cannot accept any liability for any damage arising from any bug or virus infection. 



2

Macra - Registered number: 10079616 (England). Registered office: Unit 10 Monks Brook Industrial Park, School Close, Chandlers Ford, Eastleigh, 
Hampshire, SO53 4RA. 
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Dear Sir/Madam 

 

LOCAL PLAN REVIEW CONSULTATION – REPRESENTATIONS ON BEHALF OF LEA 

PARK, MONKS LANE, CORSHAM, WILTSHIRE, SN13 9PH 
 

We write on behalf of our client, Leafield Logistics Limited (LLL), in response to the Wiltshire Local Plan Review 

(LPR) ‘Issues and Options’ (Regulation 18) consultation. 

 

Leafield Logistics Limited is the owner of Lea Park, a site which provides an opportunity for a sustainable, 

brownfield residential development to the south of Corsham. As demonstrated in the attached masterplan, the 

site is suitable to accommodate up to 1.66 hectares of development land which could incorporate both 

residential and commercial development.  

 

The site has the potential to deliver a number of social, economic and environmental benefits to the area 

through the delivery of new market and affordable housing of varying types and sizes; provision of green 

infrastructure to benefit the existing and proposed landscape; provision of employment land as well as 

financial contributions towards infrastructure improvements through Wiltshire Council’s CIL and S106 

mechanisms. The site’s opportunities and constraints, together with the site vision, are explained in more 

detail in the attached vision document.  

 

This representation comments on the Issues and Options Consultation Documents (IOCD); namely:- 

 

• Emerging Spatial Strategy 

• Empowering Rural Communities 

 

Additionally, we provide comment on the following supporting documents:- 

 

• Local Housing Needs Assessment - Swindon Borough Council and Wiltshire Council (Opinion 

Research Services April 2019) 

• Local Plan Review Interim Sustainability Appraisal – January 2021 

• Chippenham HMA:  Formulating Alternative Development Strategies 

 

The representation is structured in the following sections: 

St. Catherine’s Court 

Berkeley Place 

Bristol 

BS8 1BQ 

T: 0117 922 1222 

F:  

  

Our ref: C0012795 

Spatial Planning, Economic Development and Planning 

Wiltshire Council 

County Hall 

Trowbridge 

BA14 8JQ 

 

By Email Only – spatialplanningpolicy@wiltshire.gov.uk 

9 March 2021 
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1. Lea Park, Corsham  

2. Issues and Options Consultation Documents 

3. Supporting Evidence Documents 

 

 

1.LEA PARK, MONKS LANE, CORSHAM, WILTSHIRE, SN13 9PH 

 

Site Context  

 

The site, originally a stone mine in the early 20th Century, was formerly used as a Royal Navy store depot 

and extends approximately 6.57 acres (2.66 hectares) with additional underground facilities extending the 

gross site area to 18.68 acres (7.56 hectares). The site accommodates several industrial units with 

associated parking and hardstanding. The units are dated and are in a rundown condition.  

 

The village of Gastard is situated approximately 0.5 miles east of the site. The Harp & Crown and Travis 

Perkins are located in Gastard amongst a couple of local businesses. There is also a bus stop located in the 

centre of Gastard on the B3353 providing services into Bowerhill and Trowbridge.  

 

The town of Corsham is situated approximately 1.5miles north of the site. Corsham provides a range of 

facilities and services including Springfield Community Campus, Corsham Library, Corsham School and The 

Hare & Hounds and the Co-op supermarket. 

 

The large historic market town of Chippenham is located approximately 6 miles north east of the site. 

Chippenham railway station provides regular services into London Paddington (60 minutes). The site falls 

within the Corsham Neighbourhood Development Plan (NDP) Area. The Corsham Neighbourhood Plan was 

‘Made’ in November 2019.  

 

Our client is due to move its business premises elsewhere due to the overheads and operating costs of 

continuing to run the business out of the Lea Park premises becoming unsustainable. Costs associated with 

the maintenance of the site, which over the years has become run-down, have increased, which has 

rendered the site unviable for continuing business use. 

 

It is also not feasible for our client to continue to retain Lea Park as secondary premises. Accordingly, our 

client has undertaken an extensive open marketing campaign of the property through commercial property 

agents, JLL. The site has been actively marketed for over 18 months without success: no interest has been 

expressed; and no proceedable offers have been forthcoming. 

 

Site Characteristics 

 

The site’s characteristics, together with key constraints and opportunities, are summarised below. For more 

detail, please see the attached Vision Document.  

 

Topography and Flood Risk  

 

The site falls entirely within Flood Zone 1 and is therefore at low risk of flooding. The site is relatively flat 

gently sloping down towards the north.  

 

Heritage 
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There are no listed buildings on the site. However, the Grade I listed congregational chapel sits to the 

immediate west of the site and there are two further Grade II listed buildings on the eastern edge of Monks 

Lane. Redevelopment of the site provides an opportunity to improve the current setting to these listed 

assets.  

 

Landscaping  

 

There is significant existing landscaping along the site’s boundaries screening the site from the majority of 

views including views from nearby footpaths and listed buildings. There is also potential to increase 

landscaping provision on the site. This would not only help screen the new development but would improve 

the existing landscape impact of the site and in particular the impact on the surrounding listed buildings.  

 

Access 

 

The site is well located to access existing pedestrian and public transport infrastructure, including an 

established Public Rights of Way network, which has the potential to cater for local commuting and 

recreation trips. There is a bus stop located at Gastard (approximately 500m from the centre of the site) 

which can be accessed by the existing footpaths.  

 

The site’s vehicular access is taken from Monks Lane, a single-track road which links into the B3353.  

 

 

2.THE EMERGING SPATIAL STRATEGY 

 

We are supportive of Wiltshire’s preparation of a Local Plan Review and alongside it, the identification of key 

issues and aspirations for the County.  However, we are concerned that the review is being undertaken in a 

piecemeal way which is not embracing the opportunity to review the adopted Development Plan as a whole, 

including the Chippenham Site Allocations Plan (CSAP) and the Site Allocations Development Plan 

Document (SADPD).  We consider that, due to the proposed extent of the Local Plan Review, the other 

adopted documents in the Development Plan will be considerably changed and that by the time the plan is 

adopted, the CSAP will be at least six years old and that the SADPD will be nearing the end of its life.  For 

efficiency (in both resources and cost) and simplicity’s sake, we suggest that it would be more prudent to 

assess the functionality of the Development Plan as a whole and review it in its entirety now.   

 

Whilst we generally concur with the Council’s initial considerations in relation to the Spatial Strategy 

(paragraphs 2.4 – 2.13) we consider that sites, especially large-scale sites, can be developed to be 

sustainable by including mixed use development, employment, community benefits and improved public 

transport along with green and blue infrastructure to encourage active travel.  The development of sites in 

smaller scale settlements can actually improve their sustainability through the introduction of small-scale 

employment, retail and enhanced community benefits whilst increasing footfall to the existing centre.  We 

therefore respectfully suggest that paragraph 2.7 should refer to the opportunity to improve sustainability 

through development. This is particularly pertinent when considering brownfield sites.  

 

The impact of Covid-19 has certainly changed the way we live and work and this does provide the 

opportunity for the reconsideration of spatial planning.  Settlements, and particularly smaller scale 

settlements, should be encouraged to embrace this change to limit out commuting further by making 

provision for community work hubs and meeting facilities with fast broadband in smaller settlements. 
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Brownfield sites play an important role in contributing to overall housing need, their contribution should be to 

compliment the strategic housing sites allocated in the Local Plan, and the redevelopment of such sites 

should be encouraged where possible. The Council’s 2019 Brownfield Land Register demonstrates that only 

3,613 dwellings are potentially available to come forward on previously developed sites with only 45% of the 

sites having achieved planning permission since the Government requirement to produce a Register. Whilst 

it is appreciated that brownfield sites are harder to monitor, this does not mean that they should be omitted 

from the plan. Brownfield opportunities should instead be included and promoted.  

 

Delivery Principles - Housing Need 

 

The NPPF (2019) sets out that the Standard Method for calculating Local Housing Need (LHN) should be 

used to identify a minimum annual housing need figure (paragraph 60), and PPG guidance reiterates that the 

Standard Method does not provide a housing requirement figure in itself (paragraph: 002 Reference ID: 2a-

002-20190220). It is therefore clear that the calculation of LHN is a starting point in identifying the number of 

homes that must be planned for through the Wilshire LPR. In this instance, the Standard Method generates a 

minimum housing need of 40,840 dwellings over the 20 year Local Plan period (2016-2036).  

 

Whilst the Standard Method takes into account projected household growth, the LHN Assessment (April 

2019) undertaken for Swindon Borough Council and Wiltshire Council takes into account longer term 

migration trends and employment growth amongst other factors. The Assessment concludes that to ensure 

that there will be sufficient resident workers to align with the job growth identified by the 2017 EDNA 

forecast, the minimum housing need should be increased by up to 5,700 dwellings with most of this increase 

(at least 85%) being in Wiltshire. This would take housing need calculation to 45,630 dwellings in Wilshire 

over the Plan period. 

 

The PPG makes clear that the Standard Method calculation does not predict the impact that future 

government policies, changing economic circumstances or other factors might have on demographic 

behaviour and that therefore, there will be circumstances where it is appropriate to consider whether actual 

housing need is higher than the standard method indicates (paragraph: 010 Reference ID: 2a-010-

20201216). Our client therefore supports the Emerging Spatial Strategy insofar as it recognises the need to 

plan for a higher figure than the LHN – given the job growth forecasts - and moreover, that the development 

strategies for each of the Housing Market Areas (HMAs) should be based on the higher end of the range 

(45,630 homes).  

 

Delivery Principles – Brownfield Target 

 

Paragraph 11 of Appendix One:  The Role and Function of Brownfield Targets states that ‘a large pool of 

brownfield sites will reduce requirements for new greenfield land to be identified’. Our client supports the 

LPR’s aim to promote brownfield sites. However, there is concern in relation to the Brownfield Target 

calculation limiting permissions to sites within a certain range of units depending on the settlement’s status in 

the Settlement Hierarchy (Para 15 Appendix One) as this is contrary to positive, aspirational planning and 

the presumption in favour of sustainable development as contained in the NPPF. We are therefore in support 

of including brownfield allocations in the LPR whether possible to encourage them to come froward and to 

contribute to the housing need requirements.  

 

Delivery Principles - Chippenham Housing Market Area (HMA) 

 

We support the findings of the interim sustainability appraisal that the Chippenham Expanded Community 

option performs the best in sustainability terms however, we are concerned that due to the funding of the 
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Future Chippenham road scheme and Melksham bypass (which will encourage additional vehicle trips) the 

Melksham focus is the preferred option.  Paragraph 3.34 acknowledges that the increased level of housing 

need is translated directly into an increase in housing requirements at rural settlements however, there is 

concern that the result is a scale of growth equivalent to past rates of housing development which is not 

reflective of the ever growing housing need and affordability gap. 

 

We consider that there is a policy disconnect in relation to the Future Chippenham road consultation and the 

LPR consultation.  Whilst the Future Chippenham consultation closes on the 12th March, it is somewhat 

surprising that the LPR makes limited, if any, mention of this proposal.  It is considered that, due to the 

Government grant of £75million to deliver the road scheme, the future direction of growth for Chippenham 

has already been decided. 

 

Empowering Rural Communities   

 

We consider that the ‘Empowering Rural Communities’ paper downplays the importance that Local Service 

Centres and Large Villages contribute to meeting the County’s residential and employment needs and that it 

is a flawed approach to take for these higher order settlements.  Indeed, some Local Service Centres such 

as Pewsey contain more facilities (eg train station and secondary education) than the Market Towns.  The 

onus should not be placed on Neighbourhood Plans to meet the identified housing requirements as town and 

parish Councils are not equipped or, in some cases reluctant, to embrace such a challenge.   

 

Whilst it is welcomed that guidance will be prepared by the Council to support Towns and Parishes on the 

selection of the most appropriate sites for development, there does not appear to be a policy requirement for 

these needs to be met.  Additionally, a single combined policy devalues the settlement hierarchy and does 

not provide a positive vision for the future of each area, contrary to NPPF Para 15. 

 

We are concerned with the ambitious blanket target of 40% affordable homes on all new schemes of more 

than five dwellings in the rural area as this goes far beyond the minimum 10% requirement of NPPF Para 64 

and fails to recognise the level of affordable housing actually required in the area.  Indeed, this target may 

result in fewer sites coming forward for development as local communities may resist such levels of social 

housing. 

 

Whilst one policy reference for assessing planning proposals to meet local housing needs at rural 

settlements simplifies the Local Plan Review, it is inappropriate to consider Local Service Centres and Large 

Villages under the same umbrella as Small Villages due to their varying levels of population, facilities and 

services (Para 20).  The NPPF Para 67 recognises the important contribution that small and medium sized 

sites can make to meeting the housing requirement of an area and it is considered that due to the level of 

housing required to be met by the ‘rest of the HMAs’ (1,435 dwellings at Large Villages in the Chippenham 

HMA), this necessitates the need for additional allocations to be made now outside the Principal Settlements 

and Market Towns. 

 

Rural Settlements, by their very nature, have limited access to public transport therefore the revised Core 

Policy 44 (iii) requirement of proposals not being reliant on travel by private car is aspirational but 

unfortunately considered unachievable due to the level of public transport provision in the rural settlements.  

We therefore suggest that the policy is amended to remove this requirement. 

 

Additionally, we consider that an arbitrary cap of 20 dwellings per settlement as proposed in Core Policy 44 

(v) will prevent suitable and sustainable sites from coming on both greenfield and particularly brownfield sites 

where densities are likely to be higher if apartments are considered.  This is in conflict with NPPF Para 122 
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in that it fails to support development that makes efficient use of land.  This draft policy is also contrary to 

NPPF Para 123 in that it will encourage lower density development and will not ensure that developments 

make optimal use of the potential of each site. 

 

Due to the large requirement for additional dwellings in the Local Service and Large Villages (1, dwellings in 

the detailed in the Table on Page 9, we consider that the LPR should seize the opportunity now to make 

additional housing allocations in these mid tier settlements in the form of additional allocations.  Due to the 

delay in the adoption of the Core Strategy, subsequent CSAP and SADPD, we suggest that the LPR should 

address the housing requirement across all tiers of settlements now due to the levels of housing need 

identified rather than wait for a review of the SADPD. 

 

In conclusion, we consider that the housing requirements for the Local Service Centres and Large Villages 

should be higher as it is not appropriate for these mid-tier settlements to be grouped with small villages as 

they benefit from a far greater level of services and facilities and are therefore more able to receive 

sustainable growth. 

 

3.SUPPORTING EVIDENCE DOCUMENTS 

 

Local Housing Needs Assessment (LHNA) - Swindon Borough Council and Wiltshire Council 

(Opinion Research Services April 2019) 

 

It is considered that the LHNA is out of date as it is calculated on the basis that the strategic policies of the 

Core Strategy are not out of date. It is acknowledged that the minimum Local Housing Needs figure for 

Wiltshire in 2019/2020 is 2,042 dwellings per year which yields an overall minimum housing need for 

Wiltshire of 40,840 dwellings over the Local Plan period 2016 – 2036.  The report concludes however that 

the evidence suggests that an additional 6,300 dwellings would have to be provided to enable sufficient 

workers to live in the combined area going forward (Para 4.26).   

 

Local Plan Review Interim Sustainability Appraisal - January 2021 

 

It is noted that the Interim Sustainability Appraisal (ISA) tests a range of local housing needs from 40,840 to 

45,600 dwellings for the period 2016 to 2036.  The Sustainability Appraisal assessment of the alternative 

development strategies for the HMAs concludes that there would be no adverse effects of such significance 

that would prevent the higher figures (of each alternative strategy) from being progressed. Moreover, it 

concludes that a higher figure level would be more robust when planning for the longer term and has a 

greater level of contribution to meeting national and local needs for more homes. We are therefore 

supportive of the LPR’s approach in taking the higher level as a basis for developing the spatial strategy. 

 

We support the view that Lea Park is considered less environmentally constrained than other brownfield 

locations. We consequently support the recommendation in paragraph 4.6.3 (1) that an additional / amended 

development strategy that reduces proposed development levels around the more environmentally 

constrained settlements and that growth should be increased in the less environmentally constrained 

settlements. However, we also emphasise the importance of focusing development at brownfield sites.  

 

Chippenham HMA:  Formulating Alternative Development Strategies 

 

The challenges associated with increasing the housing delivery within the Chippenham HMA are noted (Para 

78) as a substantial proportion of the land necessary to achieve higher rates of development has yet to be 

identified.  Lea Park could help meet that identified need for both residential and employment development.  



 

LOCAL PLAN REVIEW CONSULTATION – REPRESENTATIONS ON BEHALF OF LEA PARK, MONKS LANE, CORSHAM, WILTSHIRE, 
SN13 9PH Page 7 of 7 

 
 

 

Summary and Conclusion 

 

These representations and the attached Vision Document demonstrate the potential that Lea Park has to 

offer housing and employment opportunities within the Corsham area.  The development proposals respond 

positively to the site’s surroundings by creating green infrastructure which connects to the existing public 

right of way network whilst redeveloping a brownfield site to promote an efficient use of land. 

 

We trust that the information provided assists the Council with its ongoing work as part of the LPR process. 

However, please do not hesitate to contact me should you have any queries.  We look forward to further and 

continued dialogue with the Council regarding development options at Lea Park would welcome the 

opportunity to meet with the Council to discuss our proposals in more detail.  We look forward to arranging 

this meeting in due course.  

 

Yours faithfully 

  

 



 

 

  

 

The Emerging Spatial Strategy  
Consultation Response Form 

 

The overarching 'Emerging Spatial Strategy' paper identifies the proposed overall level of new 
homes and employment land for each main settlement and rural part of the HMA, over the plan 
period, together with what remains to be planned for once existing housing completions and 
commitments have been accounted for. 
 
To view the Emerging Spatial Strategies paper please visit the Council’s Local Plan Review 

Consultation page on it’s website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-
review-consultation 

 

Please return to Wiltshire Council by Tuesday 9th March 2021. 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your comments on the Emerging Spatial Strategy. Please use a separate 
sheet for each representation. 

 

Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 

 

 1. Personal details 2. Agent’s details (if applicable)* 

Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 

 

Address Line 1 
 

 

Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

  

Ref:                                                                                                          (For official use only) 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
mailto:spatialplanninpolicy@wiltshire.gov.uk


Postcode 
 

 

Telephone 
Number 
 

 

Email Address 
 

 

 
Section Two – Please enter any comments you have regarding the Emerging Spatial 
Strategy in the box below.  
     

Comment: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Future notification 
 
 
 
 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 

 
Please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Continue on a separate sheet if necessary 
 
 
 
 

X  



Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 
Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 

Signature:  Date: 
 

 
 

Thank you for completing this form. 

 
Data Protection  
 

Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 
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Empowering Rural Communities 
Consultation Response Form 

 

The paper 'Empowering Rural Communities' looks at ways the Council’s planning policies and 
proposals might be changed for rural communities along with suggesting scales of housing growth. 
 
To view this document please visit the Council’s Local Plan Review Consultation page on its 

website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-review-consultation 

 

 
Please return to Wiltshire Council by Tuesday 9th March 2021. 
 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your response to the questions. Please use a separate sheet for each 
representation. 

 

Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 

 

 1. Personal details 2. Agent’s details (if applicable) * 

Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 

 

Address Line 1 
 

 

Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

  

Postcode  

Ref:                                                                                                           (For official use only) 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
mailto:spatialplanningpolicy@wiltshire.gov.uk


 
Telephone 
Number 
 

 

Email Address 
 

 

 
Section Two – Questions  
 
Do you agree there should be a target of 40% affordable homes on all new schemes of more 
than five dwellings? What other approaches might there be? 
     

Answer: 

 

 

 

 
Do you agree with the approach set out in the suggested policy? If not, why not? How could 
it be improved? 
     

Answer: 

 

 

 

 

 

 

 
Do you think this approach is worth pursuing? 
Please explain your answer  
    

Answer: 

 

 

 

 

 

 

 
What local evidence would be needed to justify applying restrictions like these? 
     

Answer: 

 

 

 

 

 

 

 

 

No – please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

No – please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



To comment on the housing figure that interests you, please state which area of the county 
the settlement falls within.   
     

Answer:

 
 
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?  
 

Answer: 

 

 

 

 

 

 

 

 

If you have any further comments you wish to make, please detail them below. 

 

 

 

 

 

 

 

 

Future notification 
 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 
Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 
Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 

Signature:  Date: 
 

 
 

Thank you for completing this form. 

 

 

 

 
Lea Park off Monks Lane 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Continue on a if necessary 
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X  

 
Please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Continue on a separate sheet if necessary 
 

 
Please see attached. 
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Data Protection  
 

Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 

 



 

 

  

 

Supporting Evidence 
Consultation Response Form 

 

 
To support the progress of the Local Plan review a number of documents have been prepared and 
published including a series of evidence base documents. If you wish to comment on one or more 
of one of these documents, please fill out ONE FORM PER DOCUMENT. 
 
To view the evidence documents please visit the Council’s Local Plan Review Consultation page 

on its website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-review-consultation 

 

Please return to Wiltshire Council by Tuesday 9th March 2021. 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your comments on the evidence documents. Please use a separate sheet 
for each representation. 

 

Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 

 

 1. Personal details 2. Agent’s details (if applicable)* 

Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 

 

Address Line 1 
 

 

Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

  

Postcode  

Ref:                                                                                                           (For official use only) 
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Telephone Number 
 

 

Email Address 
 

 

 
Section Two –  
 
To which document does your comment relate? 
     

 

 

 

 

 

 
Please Provide your comments here: 
     

 

 

 

 

Future notification 
 
 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 
Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 
Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 

Signature:  Date: 
 

 
 

Thank you for completing this form. 

 
Data Protection  
 

Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 

 

Local Housing Needs Assessment - Swindon Borough Council and Wiltshire Council (Opinion Research 

Services April 2019) 

Local Plan Review Interim Sustainability Appraisal - January 2021 
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“THE SITE AT LEA PARK PRESENTS AN EXCELLENT 
OPPORTUNITY TO MAKE EFFICIENT USE OF AN 
UNDER-UTILISED BROWNFIELD SITE. A HIGH QUALITY 
RESIDENTIAL-LED SCHEME CAN BE DELIVERED, 
RETAINING EXISTING MATURE VEGETATION, OPENING 
UP LINKS TO THE SURROUNDING COUNTRYSIDE AND 
PROVIDING MUCH NEEDED HOMES TO SUIT WILTSHIRE’S 
LOCAL NEED.”

Leafield Logistics Limited: Lea Park, Corsham | Vision Document
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Fig 01: View of the Site looking west towards Monk’s Lane
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8 Carter Jonas | Leafield Logistics Limited: Lea Park, Corsham

Introduction

Introduction

Crater Jonas has been instructed by Leafield 
Logistics Ltd to promote the Site known 
as Lea Park, Corsham for residential-led 
development through the Local Plan Review 
process being undertaken by Wiltshire 
Council. 

As demonstrated in this document, 
the Site represents an opportunity to 
deliver a distinct and well-connected 
new neighbourhood reflecting the logical 
direction of growth at Corsham. 

The document will:

• Illustrate the process that has led to the 
development proposal and explain the 
design principles and concepts that have 
been applied.

• Introduce the concept masterplan 
and explain the rationale behind its 
development.

• Set out a high level vision and broad 
design principles.

• Justify and confirm why the Site is 
available, suitable and deliverable and 
should be considered for development.

• Enable positive engagement with the local 
community and Wiltshire Council

The document is structured as follows:

Section 1: Introduction

Describes the purpose of the document, 
content and scope.

Section 2: Site & Context

Provides an overview to the Site and a 
summary of the Site’s key characteristics, 
including an overview of the technical work 
undertaken to date, which will inform the 
concept design.

Section 3: Design

Provides the vision for the Site and the key 
design principles, culminating in a conceptual 
masterplan.

Section 4: Summary 

Summarises the information presented in the 
document.

1.1  Purpose of the Document 1.2  Document Structure



9

View south east showing existing buildings and 
hardstanding on the Site
View of taller commercial building located in 
the south eastern corner of the Site
Larger commercial building located in the 
centre of the Site
Long view looking west along the Site’s main 
access road towards Monk’s Lane
Corner of single storey building close to the 
Site’s eastern boundary
View of yard area and larger commercial 
building in the centre of the Site
Existing gatehouse / security building at the 
entrance to the Site from Monk’s Lane
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Fig 02: Existing Site photographs
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2.0  Site & Context

2.1 Location
2.2 Community Facilities & Accessibility
2.3 Planning Background & Policy
2.4 Technical Considerations 
2.5 Overall Considerations Plan

Site & Context
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Site & Context

Site & Context

2.1  Location

Lea Park is a former Royal Navy store depot 
located approximately 500m south east 
of Corsham’s settlement boundary. The 
Site extends to approximately 6.57 acres 
(2.66 hectares) and accommodates several 
industrial units with associated parking and 
hardstanding. There are also underground 
facilities extending the gross Site area to 
18.68 acres (7.56 hectares).

Due to high costs, the current owner has 
effectively vacated the Site, and as such the 
existing buildings are no longer used and 
are not subject to regular maintenance and 
upkeep. The redevelopment of the Site would 
therefore see the removal of these redundant 
buildings and the re-use of a previously 
developed Site for more efficient uses.

The Site is bound by open countryside to the 
north, east, and south. The Site is bound to 
the west by Monk’s Lane. The Grade I listed 
congregational chapel sits to the immediate 
west of the Site and there are two further 
Grade II listed buildings on the eastern edge 
of Monks Lane. There are small clusters of 
residential development dispersed along 
Monk’s Lane. 

The Site is accessed via Monk’s Lane, which 
connects onto the B3353 providing access 
into Corsham town centre.

Topographically, the Site is relatively level with 
a gentle upward slope from north to south.

This brownfield Site’s current use falls within 
Use Classes B2 and B8. Our client is due to 
move its business premises over the summer 
to new accommodation elsewhere. This is 
because the overheads and operating costs of 
continuing to run the business out of the Lea 
Park premises has become unsustainable.

It is also not feasible for our client to continue 
to retain Lea Park as secondary premises. 
Accordingly, our client has undertaken an 
extensive open marketing campaign of the 
property through commercial property agents, 
JLL. The Site has been on the open market 
for over 15 months but no interest has been 
generated  and no proceedable offers have 
been forthcoming.

Brockleaze

Fig 03: Site location

The Site (2.66 Ha)
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2.2   Community Facilities & Accessibility

The village of Gastard is situated 
approximately 0.5 miles east of the Site. The 
Harp & Crown and Travis Perkins are located 
in Gastard along with a number of local 
businesses. There is also a bus stop located in 
the centre of Gastard on the B3353 providing 
services into Bowerhill and Trowbridge.

The centre of Corsham is situated 
approximately 1.5 miles north of the Site. 
Corsham provides a range of facilities and 
services including Springfield Community 
Campus, Corsham Library, Corsham School 
and The Hare & Hounds and the Co-op 
supermarket.

The large historic market town of Chippenham 
is located approximately 6 miles north east of 
the Site. Chippenham railway station provides 
regular services into London Paddington (60 
minutes).

Site & Context

The Site - 2.66 ha

Primary School

Local Shop

Medical Centre

Post Office

Sports / Recreation

Public House

Community Hall

CORSHAM

Fig 04: Community Facilities Plan
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2.3   Planning Background & Policy

Wiltshire Council is preparing a Local 
Plan which will cover the period up to 
2036. Consultation on the Council’s vision 
commenced in January 2021. This informal 
consultation sets out the scope and content 
of the emerging strategy. 

The minimum Local Housing Needs figure for 
Wiltshire is 2,042 dwellings per year, which 
yields an overall minimum housing figure of 
40,840 dwellings over the Local Plan period 
2016 – 2036.

Corsham has been identified as a Market Town 
with potential for significant development. 

Whilst the Emerging Spatial Strategy focuses 
development in the County’s three principal 
settlements, there is also an emphasis on 
brownfield development. The Strategy 
includes a possible brownfield target for each 
settlement. 

The Wiltshire Council’s Empowering Rural 
Communities document seeks to limit 
development in the open countryside. 
However, it proposes a windfall of 1,265 
dwellings to be provided in the Chippenham 
HMA. 

The brownfield site located just south of 
Corsham and provides an opportunity to meet 
local housing need through the redevelopment 
of a currently under utilised site. 

Site & Context

Fig 05: Wiltshire’s Emerging Local Plan

Fig 06: Location of the Site in Wiltshire
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2.4   Technical Considerations

Highways and Access

Access to the Site is taken from Monk’s 
Lane, and it is anticipated that any future 
development on the Site will also use this 
access.

Existing public rights of way surround the Site 
to the east, running towards Gastard, as well 
as routes across Monk’s Lane in to the wider 
countryside towards Corsham.

The development of the Site from its 
current commercial use to a new residential 
neighbourhood could assist with opening 
up the existing route of public right of way 
CORM35, which at present ends at the Site’s 
eastern boundary. A new route through the 
Site could complete the connection with 
public rights of way across Monk’s Lane to the 
west.

Arboriculture / Trees

There are a number of existing trees on the 
Site, most of which are situated around the 
Site boundary. This is particularly clear along 
the northern boundary, which consists of 
mature vegetation screening the Site from 
views, particularly from public right of way 
CORM32.

A line of trees also currently separates the 
existing commercial premises in the eastern 
part of the Site from the parking areas in 
the western part. This is comprised of some 
mature trees, and is shown on the overall 
considerations plan at Section 2.5 overleaf.

Ecology

The Site is not covered by any international or 
national statutory designations. 

Archaeology / Heritage 

The Site at present consists of a collection of 
commercial buildings and does not contain 
any designated heritage assets, such as 
scheduled monuments or listed buildings. 

There are a number of listed buildings within 
the immediate vicinity of the Site including 
the Grade I listed congregational chapel which 
is located to the immediate west of the Site 
across Monk’s Lane. There are also two further 
Grade II listed buildings (6 and 7 Monk’s 
Lane) on the eastern side of Monk’s Lane, 
close to the Site’s western boundary. A line of 
trees currently separates the Site from these 
buildings.
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2.5   Overall Considerations Plan

Site & Context

A

B

C

J

D
B

The plan on this page summarises the key 
considerations and characteristics of the 
Site and identifies potential constraints and 
opportunities.

At present the Site is characterised by 15,653 
m2 (1.56 Ha) of hard surfaces:

• 5,580 m2 buildings
• 10,073 m2 hardstanding / roads / parking 

areas.

The other key characteristics of the Site are as 
follows:

Current Site access from Monk’s Lane

Sensitive boundary to existing 
residential properties (GII listed) which 
front Monk’s Lane

Existing area of hardstanding, formerly 
used as a car park for the commercial 
premises

Existing access into the former Bath 
stone mine below the Site

Mature trees along the Site’s northern 
edge, screening views to the Site from 
the north

Main building on Site

Relatively open aspect from the Site 
towards Gastard in the east

Existing public right of way leading to 
Gastard village (Velley Hill)

Relatively open aspect to the south of 
the Site 

Existing Grade I listed building: Monk’s 
Congregational Chapel

A. 

B. 

C. 

D. 

E. 

F. 

G. 

H. 

I. 

J. 

Fig 07: Overall Considerations Plan
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Indicative landfall 

Public right of way

Potential pedestrian access point

Potential primary vehicle access point

Existing vegetation

Open aspect out from the Site

Grade I Listed building

Grade II Listed buildings

Sensitive boundary to existing residential 
properties

Site boundary (2.66 Ha)

Existing areas of hardstanding

F

I

I

G

G
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E
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Design

3.0  Design

3.1   Vision
3.2   Design Principles
3.3   Concept Masterplan
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Design

3.2   Principles

“The Site at Lea Park presents an excellent opportunity 
to make efficient use of an under-utilised existing 

brownfield site. A high quality residential-led 
scheme can be delivered, which retains existing 

mature vegetation, opens up links to the surrounding 
countryside and provides much needed homes to suit 

Wiltshire’s local need.”

Strong Local Vision - Involvement of the local community and stakeholder groups to gain 
consensus on the nature of the development and to ensure that the vision is specific to the Site 
and place.

Clear Identity - A distinctive local identity which takes character clues from Rochford and the 
surrounding built form, including Gastard and properties along Monk’s Lane.

Retention of Vegetation - Ensure that a forthcoming layout works to retain as many as the 
existing mature trees as possible.

Well Designed Place - A sustainable new neighbourhood for this area of Corsham, which is 
sensitive to its surroundings both in terms of landscape and heritage. 

Great Homes – Provision for new homes, which will be across a range of types, sizes and 
tenures. Committing to this diversity of dwelling types can assist with creating a mixed and 
balanced community.

Accessibility - Ensuring accessibility for all is at the heart of the masterplan. Integrating 
pedestrian and cycle infrastructure to streets and open spaces.

1. 

2.

3.

4.

5. 

6. 

3.1   Vision

Design
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Fig 08: Vision images
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The indicative concept masterplan for a 
residential led redevelopment of the Site  
shown on this page is a culmination of the 
technical work undertaken to date, as well 
as a review of the Site and relevant local and 
national policy.

The Site could deliver 1.66 Ha of development 
land, either entirely as residential or residential 
with care or retirement use.

The key aspects of the concept plan are as 
follows:

3.3   Concept Plan

Design

Fig 09: Concept Plan

A

B

D

E

I

C

C

Retained site access from Monk’s Lane 

Potential location of residential or 
specialist residential (retirement / care) 
use (0.25 Ha) at the eastern end of the 
Site
New buffer planting to screen 
development areas from view of existing 
listed properties on Monk’s Lane

Main circulation route to provide access 
to all proposed development areas

Mature vegetation running north - south 
through the Site retained

Potential residential development 
areas (1.41 Ha) set back from the Site 
boundaries to allow for new buffer 
planting and public open space areas, 
and a green walking route through the 
centre

Additional buffer planting to screen long 
views to new development on the Site 
from the south

Retained mature vegetation along the 
Site’s northern boundary to screen views 
from public viewpoints 

Central square focused around the 
existing access to the former mine under 
the Site

Proposed location of surface water 
attenuation features in the lower lying 
part of the Site

Open up existing route of public right 
of way through the Site to connect to 
Monk’s Lane

Retention of existing buildings for 
potential flexible employment space for 
residents

A. 

B. 

C. 

D. 

E. 

F. 

G. 

H. 

I. 

J. 

K. 

L. 
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Public right of way

Potential pedestrian access point

Potential primary vehicle access point

Existing vegetation retained

New buffer planting

Existing mine access as a focal point to the 
community uses

Site boundary (2.66 Ha)
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Potential location of building frontage

Areas of public open space

Potential residential development areas 
(1.41 Ha)

Potential residential or specialist residential 
(retirement / care) use (0.25 Ha)

Potential location of feature space / square 
at current location of mine entrance

Retained buildings for potential flexible 
employment space

0 50m
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Summary

4.0  Summary
4.1   Conclusions & Key Benefits
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Summary

This document has set out the vision and the 
emerging proposals for Lea Park, Corsham. 
In light of the work undertaken to date, it is 
considered that the Site can deliver a high 
quality new residential led neighbourhood 
which positively responds to its surroundings, 
whilst creating efficient use of an under 
utilised existing brownfield site.

The key benefits can be summarised as 
follows:

1. Delivery of new homes, including a mix of 
market and affordable housing to meet 
local identified need

2. Potential delivery of employment space, 
and retirement or care uses to complement 
the existing use of the Site and the 
proposed residential areas

3. Creation of a development layout which 
is responsive to the Site’s constraints, 
including the retention of existing 
vegetation along the Site’s northern 
boundary

4. Sensitively create a new residential-led 
development which does not detrimentally 
impact on the listed heritage assets in the 
immediate vicinity of the Site

5. Open up areas for walking and recreation 
by connecting public rights of way around 
the Site

6. Create a high quality neighbourhood with 
outdoor recreation spaces to encourage 
social interaction as well as creating new 
areas of increased biodiversity

Summary

4.1	 		Conclusions	&	Key	Benefits
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Fig 10: Site summary infographics

New areas of public 
open space for 

recreation and play
Connect public rights 

of way to allow 
improved access to the 

surrounding countryside

Increased areas for 
biodiversity

New homes, community space, 
employment space and potential 

care uses on an under utilised 
brownfield site
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Dear Sir / Madam 

LOCAL PLAN REVIEW CONSULTATION – REPRESENTATIONS ON BEHALF OF 

LAND AT SWAN ROAD, PEWSEY 

We write on behalf of our client,  in response to 

the Wiltshire Local Plan Review (LPR) ‘Issues and Options’ (Regulation 18) consultation. 

As demonstrated in this document, the site represents an opportunity to deliver a sustainable, distinct and well-

connected development reflecting the logical direction of growth at Pewsey. As demonstrated in the attached 

vision document, the site is suitable to accommodate up to 400 homes set amongst extensive public open 

space with pedestrian and cycle routes connecting the development to Pewsey. 

The site has potential to deliver a number of social, economic and environmental benefits to the area through 

the delivery of new market and affordable housing of varying types and sizes; provision of open space in 

excess of planning policy requirements; and financial contributions towards infrastructure improvements 

through Wiltshire Council’s CIL and S106 mechanisms. The site’s opportunities and constraints, together 

with the overall concept, are explained in more detail in the attached vision document.  

This representation comments on the Local Plan Review Consultation Documents, namely:- 

• Emerging Spatial Strategy 

• Empowering Rural Communities 

Additionally, we provide comment on the following supporting documents:- 

• Local Housing Needs Assessment - Swindon Borough Council and Wiltshire Council (Opinion 

Research Services April 2019) 

• Local Plan Review Interim Sustainability Appraisal – January 2021 

• Level 1 Strategic Flood Risk Assessment – JBA Consulting May 2019 

 
The representation is structured in the following sections: 

 
1. Land at Swan Road, Pewsey 
2. Local Plan Review Consultation Documents 
3. Supporting Evidence Documents 
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Bristol 
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Spatial Planning, Economic Development and Planning 

Wiltshire Council 

County Hall 
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9 March 2021 
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1. Land at Swan Road, Pewsey 

Site Context  

The site is located at the south western fringe of Pewsey, approximately 800m from the village centre. The site 

area extends to approximately 71.78 acres (29.05 hectares).  

The site is bound to the south by the A345 (Salisbury Road) which also provides one of the accesses to the 

site. The site is bound to the east by Swan Road (again with accesses) and to the north by the existing 

residential development off “The Crescent”, to the north west by further agricultural land and to the west by a 

sewage treatment works and Salisbury Road Business Park.  

The site comprises greenfield agricultural land that is bisected by a number of mature hedgerows and mature 

trees.  

The topography of the site gradually slopes from the site’s northern and southern boundaries, form ing a 

shallow valley towards the River Avon, which runs east to west across the centre of the site. A mature tree belt 

runs alongside the meadows which transect the site. 

Site Characteristics 

The site’s characteristics, together with key constraints and opportunities, are summarised below. For more 

detail, please see the enclosed Vision Document for the site included with this submission.  

Highways and Access  

An initial access appraisal has been undertaken to review the opportunities available for access to the land. In 

addition to the three existing access points,  access to the site can also be achieved via points onto Swan 

Road to the east of the site and the A345 Salisbury Road to the south of the site. A further access point could 

also be provided on Swan Road opposite the existing petrol station. 

In terms of connectivity, there are existing local pedestrian routes which connect the site to the village centre 

and Pewsey Railway Station. Pedestrian or cycle links could be provided to the north towards the village centre 

to connect to existing public rights of way. It is proposed that the existing public right of way along the northern 

boundary would be retained within the development and the possibility of improvements would be explored.  

There are also bus stops close to the site on Swan Road and Salisbury Road which offer regular peak and off 

-peak services to Swindon, Marlborough and Salisbury. 

Ecology 

The site is not covered by any international or national statutory designations. However, within 10km of the 

site, there are three internationally important designated sites, namely Pewsey Downs Special Area of 

Conservation (SAC), Salisbury Plain SAC/ SPA and the River Avon SAC. Any potential impacts on these sites 

would be considered through the planning application process and if required, mitigation would form part of 

the proposal. 

Archaeology / Heritage  

The site does not contain any designated heritage assets, such as scheduled monuments or listed buildings. 

As a result, there are no ‘in principle’ archaeological or heritage constraints to the future development of the 

site.  

There are a number of listed buildings situated within 1km of the site with several located along Church Street, 

c 150m east of the site, surrounding the Grade I listed Church of St John the Baptist. The vast majority of these 
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listed buildings fall within the Pewsey Conservation Area, which lies immediately east of the site, beyond Swan 

Road. 

There are no world heritage sites, scheduled monuments, registered parks and gardens or registered 

battlefields within 1km of the site. 

Landscape 

The site is located within the North Wessex Downs Area of Outstanding Natural Beauty (AONB). There are no 

other designations that lie adjacent to or within any part of the site. The White Horse Trail promoted route runs 

east, south and west of the site within a 2km radius and the Open Access Land upon Pewsey Hill’s northern 

slopes contains the cultural attraction of the Pewsey White Horse.  

The site is located within the ‘Vale of Pewsey’ Landscape Character Area. The Vale of Pewsey Landscape 

Character Assessment determines that the Vale of Pewsey is generally attractive countryside with a strong 

agrarian character based on its good soils and sheltered position. 

The proposal involves a mixture of high-quality design and landscaping. The settlement boundary could also 

be enhanced by high quality development and impacts on the significant views into the site can be mitigated 

by suitable landscape buffers.  

2.  The Emerging Spatial Strategy 

We are supportive of Wiltshire’s preparation of a Local Plan Review and alongside it, the identification of key 

issues and aspirations for the County.  However, we are concerned that the review is being undertaken in a 

piecemeal way which is not embracing the opportunity to review the adopted Development Plan as a whole, 

including the Site Allocations Development Plan Document (SADPD).  We consider that, due to the proposed 

extent of the Local Plan Review, the other adopted documents in the Development Plan will be considerably 

changed and that by the time the plan is adopted the SADPD will be nearing the end of its life.  For efficiency 

(in both resources and cost) and simplicity’s sake, we suggest that it would be more prudent to assess the 

functionality of the Development Plan as a whole and review it in its entirety now.   

The LPR includes the identified ‘Main Settlements’ which refers to the Principal Settlements and Market Towns. 

The LPR does not propose a review of the settlement strategy at this stage and Pewsey remains a Local 

Service Centre. The Settlement Strategy document (January 2012), which formed the evidence base to this 

strategy, determines that Market Towns are identified as settlements where there is an existing concentration 

of employment and a realistic potential to expand employment opportunities. Market Towns also have retail 

facilities, cultural, faith, educational, health and public services that meet the needs of the settlement and the 

surrounding area.  

As demonstrated in the attached Vision Document, Pewsey has a number of services and facilities that meet 

the requirements of a Market Town designation. There are a number of employment uses located at Pewsey 

and in particular to the west of the town, such as Salisbury Road Business Park. The following facilities are 

also included at Pewsey:  

• Pewsey Vale School  

• Pewsey Primary School  

• The Vale Community Campus 

• Cemetery Chapel  

• Holy Family Catholic Church 

• Pewsey Post Office  

• Co-op Food 

• Pewsey Surgery 

• Pewsey Library  
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• 4 Public Houses (The Royal Oak, Coopers Arms, Moonrakers, Shed Ale House) 

• Boots Store  

Pewsey is particularly well served in having retained the train station (GWR service), providing a regular 

service to London (Paddington, I hour), Reading (35 minutes) and the West Country. We therefore strongly 

suggest that the settlement strategy be reviewed and Pewsey should be classified as a Market Town to reflect 

the services, facilities and accessibility of the town.  

Whilst we generally concur with the Council’s initial considerations in relation to the Spatial Strategy 

(paragraphs 2.4 – 2.13) we consider that sites, especially large-scale sites, can be developed to be sustainable 

by including mixed use development, employment, community benefits and improved public transport along 

with green and blue infrastructure to encourage active travel.  The development of sites in smaller scale 

settlements can significantly improve their sustainability through the introduction of small-scale employment, 

retail and enhanced community benefits, whilst increasing footfall to the existing centre.  We therefore 

respectfully suggest that paragraph 2.7 should refer to the opportunity to improve sustainability through 

development.  

The impact of Covid-19 alongside the Climate Emergency has certainly changed the way we live and work 

and this provides both the opportunity and need for the reconsideration of spatial planning.  Settlements, and 

particularly small to medium scale settlements, should be encouraged to embrace this change to limit out 

commuting further by making provision for community work hubs and meeting facilities with fast broadband. 

Brownfield sites play an important role in contributing to overall housing need, and their contribution should be 

to compliment the strategic housing sites allocated in the Local Plan.  The redevelopment of brownfield sites 

should therefore be encouraged where possible. The Council’s 2019 Brownfield Land Register demonstrates 

that only 3,613 dwellings are potentially available to come forward on previously developed sites with only 45% 

of the sites having achieved planning permission since the Government requirement to produce a Register. A 

target for brownfield sites in the LPR is unlikely to change the speed of these sites coming forward and we 

suggest that Neighbourhood Development Plans must therefore be an appropriate platform to positively plan 

for bringing forward smaller scale brownfield sites to complement the Local Plan allocations. 

Housing Need 

The NPPF (2019) sets out that the Standard Method for calculating Local Housing Need (LHN) should be used 

to identify a minimum annual housing need figure (paragraph 60), and PPG guidance reiterates that the 

Standard Method does not provide a housing requirement figure in itself (paragraph: 002 Reference ID: 2a-

002-20190220). It is therefore clear that the calculation of LHN is a starting point in identifying the number of 

homes that must be planned for through the Wilshire LPR. In this instance, the Standard Method generates a 

minimum housing need of 40,840 dwellings over the 20 year Local Plan period (2016-2036).  

Whilst the Standard Method takes into account projected household growth, the LHN Assessment (April 2019) 

undertaken for Swindon Borough Council and Wiltshire Council takes into account longer term migration trends 

and employment growth amongst other factors. The Assessment concludes that to ensure that there will be 

sufficient resident workers to align with the job growth identified by the 2017 EDNA forecast, the minimum 

housing need should be increased by up to 5,700 dwellings with most of this increase (at least 85%) being in 

Wiltshire. This would take the housing need calculation to 45,630 dwellings in Wilshire over the Plan period. 

The PPG makes clear that the Standard Method calculation does not predict the impact that future government 

policies, changing economic circumstances or other factors might have on demographic behaviour and that 

therefore, there will be circumstances where it is appropriate to consider whether actual housing need is higher 

than the standard method indicates (paragraph: 010 Reference ID: 2a-010-20201216). Our client therefore 

supports the Emerging Spatial Strategy insofar as it recognises the need to plan for a higher figure than the 

LHN – given the job growth forecasts - and moreover, that the development strategies for each of the Housing 

Market Areas (HMAs) should be based on the higher end of the range (45,630 homes).  
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Swindon Housing Market Area (HMA) 

The LHN Assessment provides a forecast for the whole of the Swindon HMA, including Swindon Borough, 

which is calculated as c.16% lower for the period 2016 -2036 than the figure established in the WCS for the 

period 2006-2026. Given the forecasts which indicate a need to plan for higher housing numbers, our client’s 

view is that it is not appropriate to roll forward the current strategy but that instead, the LPR should explore 

alternative development strategies for this HMA. 

The Formulating Alternative Development Strategies (ADSs) document for the Swindon HMA (January 2021) 

considers economic, social and environment factors for each of the regions in the HMA and concludes that 

there is evidence to justify a higher rate of growth in Royal Wootton Bassett. However, they include a lower 

rate for the rest of the HMA. 

Focusing growth on the rest of the HMA was considered to be the worst performing options because of the 

concerns relating to landscape, heritage and transport impacts. Whilst our client supports the drive to focus 

growth in locations which have been identified as suitable to withstand such development, there is also a need 

to balance the requirements to deliver a range of housing and opportunities across the district, which this plan 

overlooks. Furthermore, the Sustainability Appraisal identifies a number of ‘non-decent’ homes as greatest in 

rural areas and pockets of fuel poverty have been identified throughout Wiltshire. The percentage of 

households in fuel poverty is greatest in South West Wiltshire followed by the Pewsey Community Area. The 

current LPR has focused development in limited areas overlooking wider issues of deprivation across the 

district.  

Whilst our client is of the view that adopting the higher housing target would put the Council in a more robust 

position when planning for the longer term, by planning for a greater level of contribution to meeting national 

and local needs for more homes. Our client is therefore supportive of the LPR’s approach in developing its 

spatial strategy based on the upper end of the forecast housing need range; however, they also support 

reviewing the settlement strategy when allocating these numbers to ensure development is evenly distributed.  

Delivery Principles – Neighbourhood Planning 

Whilst the Wiltshire community has to a large extent embraced Neighbourhood Planning, there are still 

parishes that have not sought to produce a Neighbourhood Plan.  Consequently, there is concern that the 

LPR’s reliance on sites being identified and coming forward through this mechanism to address the recognised 

need is aspirational.  Therefore, it is considered that it is the responsibility of Wiltshire Council through the 

LPR, to allocate sites outside of the Principal Settlements and Market Towns where Neighbourhood Plans are 

not being produced, or where Neighbourhood Plans do not allocate sites for residential development to meet 

their recognised local housing need. 

Additionally, we do not consider the need to phase the construction of Greenfield sites as, logistically, large 

sites do not come forward in one lump due to the nature of construction.  Indeed, due to Covid restrictions on 

construction, the building out of sites has decelerated due to socially distanced working requirements.  Later 

provision of large consented schemes, that have undoubtedly had many years of promotion and planning, only 

seeks to delay deliverability and constrain the market resulting in increased property prices.  Such interference 

is unhelpful. 

Pewsey Neighbourhood Plan was ‘made’ in 2015. The site is not included in the Neighbourhood Plan Area. 

Empowering Rural Communities   

We consider that the ‘Empowering Rural Communities’ paper somewhat downplays the importance that Local 

Service Centres and Large Villages contribute to meeting the County’s residential and employment needs and 

that it is a flawed approach to take for these higher order settlements.  Indeed, some Local Service Centres 

such as Pewsey contain more facilities (eg train station and secondary education) than the Market Towns and 
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this needs to be recognised.  The onus should not only be placed on Neighbourhood Plans to meet the 

identified housing, social and environmental requirements. Some town and parish Councils are not equipped 

or, in some cases reluctant, to embrace such a challenge, although our clients particularly welcome 

engagement in the Pewsey proposals.   

Whilst it is welcomed that guidance will be prepared by the Council to support Towns and Parishes on the 

selection of the most appropriate sites for development, there does not appear to be a policy requirement for 

these needs to be met.  Additionally, a single combined policy devalues the settlement hierarchy and does not 

provide a positive vision for the future of each area, contrary to NPPF Para 15. 

We are concerned with the ambitious blanket target of 40% affordable homes on all new schemes of more 

than five dwellings in the rural area. This goes far beyond the minimum 10% requirement of NPPF Para 64 

and fails to recognise the level of affordable housing actually required in the area.  Indeed, this target may 

result in fewer sites coming forward for development as local communities may resist such levels of social 

housing. 

Whilst one policy reference for assessing planning proposals to meet local housing needs at rural settlements 

simplifies the Local Plan Review, it is inappropriate to consider Local Service Centres and Large Villages under 

the same umbrella as Small Villages due to their varying levels of population, facilities and services (Para 20).  

The NPPF Para 67 recognises the important contribution that small and medium sized sites can make to 

meeting the housing requirement of an area and it is considered that due to the level of housing required to be 

met by the ‘rest of the HMAs’ (1,080 dwellings in the Swindon HMA), this necessitates the need for additional 

allocations to be made now outside the Principal Settlements and Market Towns. 

Rural Settlements, by their very nature, have limited access to public transport therefore the revised Core 

Policy 44 (iii) requirement of proposals not being reliant on travel by private car is aspirational but unfortunately 

considered unachievable due to the level of public transport provision in the rural settlements.  We therefore 

suggest that the policy is amended to remove this requirement. Conversely, access to alternative transport 

provision, including rail and bus services should be recognised. 

Additionally, we consider that an arbitrary cap of 20 dwellings per settlement as proposed in Core Policy 44 

(v) will prevent suitable and sustainable sites from coming foreward on both greenfield and particularly 

brownfield sites where densities are likely to be higher if apartments are considered.  This is in conflict with 

NPPF Para 122 in that it fails to support development that makes efficient use of land.  This draft policy is also 

contrary to NPPF Para 123 in that it will encourage lower density development and will not ensure that 

developments make optimal use of the potential of each site. 

Due to the large requirement for additional dwellings in the Local Service Centres and Large Villages detailed 

in the Table on Page 9, we consider that the LPR should seize the opportunity now to make additional housing 

allocations in these mid tier settlements in the form of additional allocations.  Due to the delay in the adoption 

of the Core Strategy and SADPD, we suggest that the LPR should address the housing requirement across 

all tiers of settlements now due to the levels of housing need identified, rather than wait for a review of the 

SADPD. 

In conclusion, we consider that the housing requirements for the Local Service Centres and Large Villages 

should be higher; it is not appropriate for these mid-tier settlements to be grouped with small villages as they 

benefit from a far greater level of services and facilities and are therefore more able to receive and benefit from 

sustainable growth. 

3. Suporting Evidence Documents 

Local Housing Needs Assessment (LHNA) - Swindon Borough Council and Wiltshire Council (Opinion 

Research Services April 2019) 
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It is considered that the LHNA is out of date as it is calculated on the basis that the strategic policies of the 

Core Strategy are not out of date.  It is acknowledged that the minimum Local Housing Needs figure for 

Wiltshire in 2019/2020 is 2,042 dwellings per year which yields an overall minimum housing need for Wiltshire 

of 40,840 dwellings over the Local Plan period 2016 – 2036.  The report concludes however that the evidence 

suggests that an additional 6,300 dwellings would have to be provided to enable sufficient workers to live in 

the combined area going forward (Para 4.26).   

Local Plan Review Interim Sustainability Appraisal - January 2021 

It is noted that the Interim Sustainability Appraisal (ISA) tests a range of local housing needs from 40,840 to 

45,600 dwellings for the period 2016 to 2036.  The Sustainability Appraisal assessment of the alternative 

development strategies for the HMAs concludes that there would be no adverse effects of such significance 

that would prevent the higher figures (of each alternative strategy) from being progressed. Moreover, it 

concludes that a higher figure level would be more robust when planning for the longer term and has a greater 

level of contribution to meeting national and local needs for more homes. We are therefore supportive of the 

LPR’s approach in taking the higher level as a basis for developing the spatial strategy. 

We support the conclusion of the ISA that lower levels of growth through strategies A and B are likely to have 

an adverse effect on rural parts of the HMA that will exacerbate affordability issues.  We concur that rural areas 

can and should, accommodate a higher level of growth and propose that such growth could be accommodated 

on our client’s land at Pewsey. 

We consequently support the recommendation in paragraph 4.6.3 (1) that an additional / amended 

development strategy that reduces proposed development levels around the more environmentally 

constrained settlements and that growth should be increased in the less environmentally constrained 

settlements in the rest of the HMA. 

Level 1 Strategic Flood Risk Assessment – JBA Consulting May 2019 

Whilst it is acknowledged that Pewsey generally is subject to high flood risk, the development proposal has 

been designed to mitigate against flood risk and the portion of the site identified in Flood Zones 2 and 3 are 

not proposed for development. Further technical studies will be undertaken in this regard as promotion of the 

site progresses.  

Indeed, development proposals will be informed by the Council’s themes contained within the “Addressing 

Climate Change and Biodiversity Net Gain” paper by limiting development to Flood Zone 1; incorporating SUDs 

drainage solutions and natural flood management measures; enhancing and creating new green and blue 

infrastructure; providing a minimum of 10% biodiversity net gain to be managed in perpetuity; development will 

be designed to achieve a net zero carbon standard and will seek to minimise embodied carbon and 

environmental impacts; electric vehicle charge points will be provided; and the site will be designed to 

encourage sustainable and active travel modes.  

Conclusion and Summary  

These representations and the attached Vision Document demonstrate the potential that land at Swan Road, 

Pewsey has to offer in providing a new residential neighbourhood within walking distance of the town, that can 

deliver up to 400 dwellings in a landscaped setting, including a mix of market and affordable housing.  The 

development proposals respond positively to the site’s surroundings by creating a new linear park along the 

River Avon connecting into the existing public rights of way network, releasing a significant usable open space 

for leisure and recreation whilst retaining and enhancing the site’s biodiversity.  

We are pleased to have had the opportunity to comment on this stage of the Wiltshire Local Plan Review.  We 

trust that the information provided assists the Council with its ongoing work as part of the LPR process. 
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However, please do not hesitate to contact me should you have any queries.  We look forward to further and 

continued dialogue with the Council regarding development options at the Land at Swan Road, Pewsey and 

would welcome the opportunity to meet with the Council to discuss our proposals in more detail.  We look 

forward to arranging this meeting in due course.  

Yours faithfully 

 



 

 

  

 

The Emerging Spatial Strategy  
Consultation Response Form 

 

The overarching 'Emerging Spatial Strategy' paper identifies the proposed overall level of new 
homes and employment land for each main settlement and rural part of the HMA, over the plan 
period, together with what remains to be planned for once existing housing completions and 
commitments have been accounted for. 
 
To view the Emerging Spatial Strategies paper please visit the Council’s Local Plan Review 

Consultation page on it’s website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-
review-consultation 

 

Please return to Wiltshire Council by Tuesday 9th March 2021. 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your comments on the Emerging Spatial Strategy. Please use a separate 
sheet for each representation. 

 

Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 

 

 1. Personal details 2. Agent’s details (if applicable)* 

Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 

 

Address Line 1 
 

 

Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

  

Ref:                                                                                                          (For official use only) 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
mailto:spatialplanninpolicy@wiltshire.gov.uk


Postcode 
 

 

Telephone 
Number 
 

 

Email Address 
 

 

 
Section Two – Please enter any comments you have regarding the Emerging Spatial 
Strategy in the box below.  
     

Comment: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Future notification 
 
 
 
 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 

 
Please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Continue on a separate sheet if necessary 
 
 
 
 

X  



Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 
Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 

Signature:  Date: 
 

 
 

Thank you for completing this form. 

 
Data Protection  
 

Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 
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Empowering Rural Communities 
Consultation Response Form 

 

The paper 'Empowering Rural Communities' looks at ways the Council’s planning policies and 
proposals might be changed for rural communities along with suggesting scales of housing growth. 
 
To view this document please visit the Council’s Local Plan Review Consultation page on its 

website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-review-consultation 

 

 
Please return to Wiltshire Council by Tuesday 9th March 2021. 
 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your response to the questions. Please use a separate sheet for each 
representation. 

 

Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 

 

 1. Personal details 2. Agent’s details (if applicable) * 

Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 

 

Address Line 1 
 

 

Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

 

Postcode  

Ref:                                                                                                           (For official use only) 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
mailto:spatialplanningpolicy@wiltshire.gov.uk


 
Telephone 
Number 
 

 

Email Address 
 

 

 
Section Two – Questions  
 
Do you agree there should be a target of 40% affordable homes on all new schemes of more 
than five dwellings? What other approaches might there be? 
     

Answer: 

 

 

 

 
Do you agree with the approach set out in the suggested policy? If not, why not? How could 
it be improved? 
     

Answer: 

 

 

 

 

 

 

 
Do you think this approach is worth pursuing? 
Please explain your answer  
    

Answer: 

 

 

 

 

 

 

 
What local evidence would be needed to justify applying restrictions like these? 
     

Answer: 

 

 

 

 

 

 

 

 

No – please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

No – please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



To comment on the housing figure that interests you, please state which area of the county 
the settlement falls within.   
     

Answer:

 
 
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?  
 

Answer: 

 

 

 

 

 

 

 

 

If you have any further comments you wish to make, please detail them below. 

 

 

 

 

 

 

 

 

Future notification 
 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 
Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 
Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 

Signature:  Date: 
 

 
 

Thank you for completing this form. 

 

 

 

 
Pewsey in the Swindon HMA 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Continue on a  necessary 
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X  

 
Please see attached. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Continue on a separate sheet if necessary 
 

 
Please see attached. 
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Data Protection  
 

Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 

 



 

 

  

 

Supporting Evidence 
Consultation Response Form 

 

 
To support the progress of the Local Plan review a number of documents have been prepared and 
published including a series of evidence base documents. If you wish to comment on one or more 
of one of these documents, please fill out ONE FORM PER DOCUMENT. 
 
To view the evidence documents please visit the Council’s Local Plan Review Consultation page 

on its website at: https://www.wiltshire.gov.uk/planning-policy-local-plan-review-consultation 

 

Please return to Wiltshire Council by Tuesday 9th March 2021. 
 

By post to: Spatial Planning, Economic Development and Planning, Wiltshire Council, 
County Hall, Bythesea Road, Trowbridge, Wiltshire, BA14 8JN. 
 
By e-mail to: spatialplanningpolicy@wiltshire.gov.uk     
  

This form has two sections:  
 

Section One – Personal details 
Section Two – Your comments on the evidence documents. Please use a separate sheet 
for each representation. 

 

Section One – Personal details 
 
*if an agent is appointed, please fill in your Title, Name and Organisation but the full contact details of the agent must be completed. 

 

 1. Personal details 2. Agent’s details (if applicable)* 

Title 
 

 

First name 
 

 

Last name 
 

 

Job title 
(where relevant) 

 

Organisation 
(where relevant) 

 

Address Line 1 
 

 

Address Line 2 
 

 

Address Line 3 
 

 

Address Line 4 
 

 

Postcode  

Ref:                                                                                                           (For official use only) 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.wiltshire.gov.uk%2Fplanning-policy-local-plan-review-consultation&data=04%7C01%7Cceri.jones%40wiltshire.gov.uk%7C95ac4ef5e1b94943db4008d8b619279f%7C5546e75e3be14813b0ff26651ea2fe19%7C0%7C0%7C637459566439079516%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=od5SsLf9l%2F%2Bnh4YULnOWiAzPsi0jCKn%2F9ifbaKHHZfg%3D&reserved=0
mailto:spatialplanningpolicy@wiltshire.gov.uk


 
Telephone Number 
 

 

Email Address 
 

 

 
Section Two –  
 
To which document does your comment relate? 
     

 

 

 

 

 

 
Please Provide your comments here: 
     

 

 

 

 

Future notification 
 
 
I wish to be notified of any future updates relating  
to the Local Plan Review:                          YES:  NO: 
 

 
Clicking yes will add you to the planning policy contact database. This will mean you are kept 
informed of any future planning policy updates and consultations.  
 
Further information on how the Spatial Planning Department treats your personally identifiable 
information can be found by reading the privacy notice available via the link below:  
 
https://www.wiltshire.gov.uk/planning-privacy-notice   
 
Here you will also find information about how and why your data may be processed and your 
rights under the Data Subject Information Notice section further down the page. 
 

 

Signature:  Date: 
 

 
 

Thank you for completing this form. 

 
Data Protection  
 

Wiltshire Council has a duty to protect personal information and will process personal data in 
accordance with Data Protection legislation. The personal data you provide on this form will only 
be used for the purpose of the Wiltshire Development Framework. It may also be used for the 
prevention or detection of fraud or crime and in an anonymised form for statistical purposes. The 
data will be stored on computer and/or manual files. You have a right to a copy of your information 
held by any organisation, with some exemptions. To gain access to your personal data held by 
Wiltshire Council or if you have any Data Protection concerns please contact Wiltshire Council’s 
Data Protection Officer on 01225 713000 (switchboard) or e-mail to 
dataprotection@wiltshire.gov.uk .” 

 

Local Housing Needs Assessment - Swindon Borough Council and Wiltshire Council (Opinion Research 

Services April 2019) 

Local Plan Review Interim Sustainability Appraisal - January 2021 

Level 1 Strategic Flood Risk Assessment – JBA Consulting May 2019 
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“THE LAND AT SWAN ROAD PRESENTS AN EXCELLENT 
OPPORTUNITY FOR A SENSITIVE, LANDSCAPE LED 
SUSTAINABLE RESIDENTIAL EXTENSION TO PEWSEY. 
USING THE RIVER AVON AS A CENTREPIECE FOR A 
NEW LINEAR PARK, NEW NEIGHBOURHOODS CAN SIT 
WITHIN A COMPREHENSIVE LANDSCAPE AND OPEN 
SPACE NETWORK, WHILST BEING WITHIN WALKING 
DISTANCE OF THE AMENITIES AND SERVICES IN 
CENTRAL PEWSEY.”

The Paul Bowerman Discretionary Trust: Land at Swan Road, Pewsey, Wiltshire
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Fig 01: View of the River Avon running through the Site



5



 

6 Carter Jonas | The Paul Bowerman Discretionary Trust: Land at Swan Road, Pewsey, Wiltshire

1.0  Introduction

1.1   Purpose of the Document

1.2   Document Structure

Introduction



 

7

1



8 Carter Jonas | The Paul Bowerman Discretionary Trust: Land at Swan Road, Pewsey, Wiltshire

1.1  Purpose of the Document 1.2  Document Structure

Introduction

Introduction

Carter Jonas has been instructed by Paul 
Bowerman Discretionary Trust and PH 
Bowerman Esq to promote the Site known 
as Land at Swan Road (‘the Site’), Pewsey 
for residential-led development through the 
Local Plan Review process being undertaken 
by Wiltshire Council. 

As demonstrated in this document, the 
Site represents an opportunity to deliver 
a sustainable, distinct and well-connected 
new neighbourhood reflecting the logical 
direction of growth at Pewsey. 

The document will:

• Illustrate the process that has led to the 
development proposal and explain the 
design principles and concepts that have 
been applied.

• Introduce the concept masterplan 
and explain the rationale behind its 
development.

• Set out a high level vision and broad 
design principles.

• Explain and confirm why the Site is 
available, suitable and deliverable and 
should be considered for development.

• Enable positive engagement with the local 
community and Wiltshire Council

The document is structured as follows:

Section 1: Introduction

Describes the purpose of the document, 
content and scope.

Section 2: Site & Context

Provides an overview to the Site and a 
summary of the Site’s key characteristics, 
including a summary of the technical work 
undertaken to date, which will inform the 
concept design.

Section 3: Design

Provides the vision for the Site and the key 
design principles, culminating in a conceptual 
masterplan.

Section 4: Summary 

Summarises the information presented in the 
document.
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View from Salisbury Road towards existing 
trees surrounding current commercial building 
on Site
View towards existing properties close to the 
Site’s south east corner, with the Site boundary 
shown on the left 
The River Avon running through the Site
View along the public right of way along the 
Site’s northern boundary showing existing 
properties on The Links
View south across the Site to existing mature 
trees along the River Avon
View south east across the Site towards Swan 
Road
View east along Church Street towards the 
centre of Pewsey showing St John’s Church on 
the right
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Fig 02: Existing Site photographs

1

3

5

7

2

4

6



 

10 Carter Jonas | The Paul Bowerman Discretionary Trust: Land at Swan Road, Pewsey, Wiltshire

2.0  Site & Context
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2.4 Technical Considerations 
2.5 Overall Considerations Plan

Site & Context
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Site & Context

Site & Context

2.1  Location

The Site is located at the south western 
fringe of Pewsey, approximately 800m from 
the village centre. The Site area extends to 
approximately 71.78 acres (29.05 hectares). 

Pewsey is a large village situated within the 
administrative boundary of Wiltshire Council. It 
sits approximately 20 miles south of Swindon 
and 20 miles north of Salisbury. 

The Site is bound to the south by the A345 
(Salisbury Road), which also provides access 
to the Site. The Site is bound to the east 
by Swan Road and to the north existing 
residential development off “The Crescent”, to 
the north west by further agricultural land and 
to the west by a sewage treatment works and 
Salisbury Road Business Park. 

The Site comprises greenfield agricultural 
land that is bisected by a number of mature 
hedgerows. 

The topography of the Site gradually slopes 
downwards from the Site’s northern and 
southern boundaries, forming a shallow valley 
towards the River Avon and stream, which run 
east to west across the centre of the Site. A 
mature tree belt runs alongside the meadows 
that transect the Site.

The village is well situated between the 
M4 and A303 corridors has good transport 
links with the A345 linking the village to 
Marlborough (seven miles north). The village 
also benefits from Pewsey railway station on 
the Berks and Hants line served by intercity 
trains between London (Paddington) and the 
West Country.

Sharcott Drove

Woodborough 
Road

Fig 03: Site location in Pewsey

The Site (29.05 Ha)
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2.2   Community Facilities & Accessibility

The Site is well located to take advantage 
of and support the of local amenities and 
services in Pewsey village, most of which are 
within a 10 minute walk.

The village has a full range of services, 
including a primary and secondary school, 
doctor’s surgery, sports centre and various 
national and independent retailers, cafes and 
public houses. The key local services are listed 
below:

1. Esso Pewsey / Pewsey Vehicle Motorworks

2. Co-op food Pewsey

3. Pewsey Vale Football Club / tennis courts 
/ bowls club

4. The Coopers Arms PH

5. Pewsey Surgery

6. Pewsey Vale Community Craft and Tea 
Room

7. Post Office

8. Bouverie Hall (community hall)

9. Pewsey Preschool

10. Royal Oak PH

11. The Shed Alehouse

12. SPAR Pewsey

13. Moonrakers PH

14. Boots

15. The Vale Community Campus (leisure & 
recreation)

16. Pewsey Vale School (Secondary School)

17. Pewsey Railway Station

18. St John’s Church

19. Holy Family Catholic Church

20. Pewsey Methodist Church

Site & Context

The Site - 29.05 ha

Primary School

Local Shop

Medical Centre

Post Office

Sports / Recreation

Public House

Place of worship

Community Hall

Railway Station

Fig 04: Community facilities plan
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2.3   Planning Background & Policy

Wiltshire Council is preparing a Local 
Plan which will cover the period up to 
2036. Consultation on the Council’s vision 
commenced in January 2021. This informal 
consultation sets out the scope and content 
of the emerging strategy. 

The minimum Local Housing Needs figure for 
Wiltshire is 2,042 dwellings per year, which 
yields an overall minimum housing figure of 
40,840 dwellings over the Local Plan period 
2016 – 2036.

Pewsey is not identified as a principal 
settlement and is therefore considered 
under the Empowering Rural Communities 
Document. Wiltshire Council’s Empowering 
Rural Communities document seeks to 
limit development in the open countryside. 
However, it identifies Pewsey as a Local 
Service Centre and furnishes the settlement 
with a baseline indicative housing requirement 
for the period 2016 to 2036 of 145 dwellings.

Site & Context

Fig 05: Wiltshire’s Emerging Local Plan

Fig 06: Location of the Site in Wiltshire
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2.4   Technical Considerations

Highways and Access
 
The Site is currently accessed from a number 
of locations:

1. A gated field access from Swan Road, 
north of the River Avon

2. A gated field access from Swan Road, 
south of the River Avon

3. A gated access associated with the 
existing commercial building on the A345 
Salisbury Road on the Site’s southern 
boundary

An initial access appraisal has been undertaken 
to review the opportunities available for 
access to the land. This concluded that access 
to the Site can be achieved via points onto
Swan Road to the east of the Site and the 
A345 Salisbury Road to the south of the Site. 
A further access point could also be provided 
on Swan Road opposite the existing petrol 
station.

Swan Road is subject to a 30mph speed limit 
and Salisbury Road is subject to a 50mph 
speed limit.

The 30mph speed limit could be extended 
past the Site on Salisbury Road, if considered 
necessary. It is likely that a gateway feature or 
sequence of features would be provided on
Salisbury Road, to provide an element of 
traffic calming and management.

In terms of connectivity, there are existing 
local pedestrian routes which connect the 
Site to the village centre and Pewsey Railway 
Station. Pedestrian or cycle links could be 
provided to the north towards the village 
centre to connect to existing public rights of 
way. An opportunity exists to improve cycle 
and pedestrian access to both employment 
generated by this development and the 
isolated existing Salisbury Road units.

It is proposed that the existing public right 
of way along the northern boundary would 
be retained within the development and 
the possibility of improvements would be 
explored. 

There are also bus stops close to the Site 
on Swan Road and Salisbury Road which 
offer regular peak and off -peak services to 
Swindon, Marlborough and Salisbury.

Ecology

The Site is not covered by any international 
or national statutory designations. However, 
within 10km of the Site, there are three 
internationally important designated sites, 
namely Pewsey Downs Special Area of 
Conservation (SAC), Salisbury Plain SAC/ 
SPA and the River Avon SAC. Any potential 
impacts on these sites would be considered 
through the planning application process and 
appropriate mitigation as necessary would 
form part of the proposal.

Archaeology / Heritage 

The Site does not contain any designated 
heritage assets, such as scheduled monuments 
or listed buildings. As a result, there are 
no ‘in principle’ archaeological or heritage 
constraints to the future development of the 
Site.

There are a number of listed buildings situated 
within 1km of the Site with several located 
along Church Street, c 150m east of the 
Site, surrounding the Grade I listed Church 
of St John the Baptist. The vast majority of 
these listed buildings fall within the Pewsey 
Conservation Area, which lies immediately 
east of the Site, beyond Swan Road. The 
proximity of the Conservation Area to the Site 
is shown on the Overall Considerations Plan in 
Section 2.5

There are no world heritage sites, scheduled 
monuments, registered parks and gardens or 
registered battlefields within 1km of the Site.
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Indicative landfall 

Flood Zone 3

Flood Zone 2

Conservation Area

Site boundary (29.05 Ha)

125M AOD

120M AOD

115M AOD

110M AOD

105M AOD

2.5   Overall Considerations Plan

Site & Context

The plan on this page summarises the key 
considerations and characteristics of the 
Site and identifies potential constraints and 
opportunities.

A. Potential primary access point from Swan 
Road leading in to the centre of Pewsey

B. Potential additional access point to the 
southern area of the site via Salisbury Road

C. Potential pedestrian or cycle access points 
providing access from the Site to the wider 
countryside to the west and the amenities 
in Pewsey to the east

D. Existing mature vegetation along the River 
Avon corridor through the centre of the 
Site and former field boundaries

E. River Avon route through the Site

F. Areas covered by Flood Zone 2 and 3 from 
the River Avon through the centre of the 
Site

G. Potentially sensitive boundary to existing 
residential properties on The Crescent and 
The Links to the north of the Site

H. Close proximity to Pewsey Conservation 
Area

I. Relatively open aspect from the Site 
looking north

J. Relatively open aspect from the Site 
looking west

K. Relatively open aspect from the Site 
looking south across Salisbury Road

L. Existing sewage treatment works to the 
Site’s western boundary

M. Sensitive boundary to the sewage works 
(assumed that at least a 50m cordon 
sanitaire will be required)

N. Site high point- approximately 120m AOD

I

J

J

L

N
C

Fig 07: Overall Considerations Plan
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Design

3.0  Design

3.1   Vision
3.2   Design Principles
3.3   Concept Masterplan
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Design

3.2   Principles

“The Land at Swan Road presents an excellent 
opportunity for a sensitive, landscape led, sustainable 

residential extension to Pewsey. Using the River 
Avon as a centrepiece for a new linear park, new 
neighbourhoods can sit within a comprehensive 

landscape and open space network, whilst being within 
walking distance of the amenities and services in 

central Pewsey.”

Strong Local Vision - Involvement of the local community and stakeholder groups to gain 
consensus on the nature of the development and to ensure that the vision is specific to the Site 
and place.

Clear Identity - A distinctive local identity which takes character clues from Pewsey and the 
surrounding built form, including the Conservation Area.

Landscape Led - retaining the existing vegetation and the River Avon to create a new linear 
park for new and existing residents in Pewsey.

Sustainable Scale - Creation of a neighbourhood which can harbour close knit communities, 
with local facilities in Pewsey within easy walking and cycling distance.

Well Designed Place - A sustainable extension to Pewsey, of high quality design, with provision 
of community-focussed open space on site and direct access to the network of public rights of 
way leading to the wider countryside.

Great Homes – Provision for high standard new homes, which will be across a range of types, 
sizes and tenures. Committing to this diversity of dwelling types can assist with creating a 
mixed and balanced community.

Accessibility - Ensuring accessibility for all is at the heart of the masterplan. Integrating 
pedestrian and cycle infrastructure to streets and open spaces, encouraging active travel and 
non vehicle travel to Pewsey.

1. 

2.

3.

4.

5. 

6. 

7.

3.1   Vision

Design
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Fig 08: Vision images
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3.3   Concept Plan

Fig 09: Illustrative framework plan

Design

Potential location of employment 
development

Potential location of specialist 
residential (care/retirement)

Areas of public open space

Potential residential development areas 
(11.16 Ha)

Site boundary (29.05 Ha)

125M AOD

120M AOD

115M AOD

110M AOD

105M AOD

The indicative concept masterplan for up to 
400 homes (with potential care/retirement 
and employment uses) shown on this page is a 
culmination of the technical work undertaken to 
date, as well as a review of the Site and relevant 
local and national policy.

The key aspects of the concept plan are as 
follows:

A. Potential primary site access from Swan Road 
(highways arrangement to be confirmed) to 
development areas to the north of the River 
Avon

B. Potential primary site accesses from Salisbury 
Road to development areas to the south of 
the River Avon

C. Potential residential development areas north 
of the River Avon

D. Potential residential development areas south 
of the River Avon, retaining existing mature 
trees where possible

E. Potential location of specialist residential 
(care/retirement) development

F. Potential location of employment 
development

G. New green edge to Pewsey
H. Central green spine created along the River 

Avon with walking routes and recreation 
areas

I. Potential pedestrian links to the existing 
public right of way running along the Site’s 
northern boundary

J. Development set back from existing sewage 
treatment works, with new planting to screen 
views

K. Green streets through the development areas 
to link open spaces in the north to the new 
linear park through the centre of the Site

G
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Existing vegetation retained

Potential new buffer planting and tree 
planting
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Summary

4.0  Summary
4.1   Conclusions & Key Benefits
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Summary

Summary

This document has set out the vision and 
the emerging proposals for the Land at 
Swan Road, Pewsey. In light of the work 
undertaken to date, it is considered that the 
Site can deliver a high quality new residential 
neighbourhood that responds positively to 
its surroundings, whilst creating open space 
benefits to new and existing residents.

The key benefits can be summarised as 
follows:

1. Delivery up to 400 new homes, including 
a mix of market and affordable housing to 
meet local identified need

2. Potential delivery of a new retirement or 
care facility on Site

3. Potential new employment land 

4. Creation of a new linear park along the 
River Avon, opening up a significant usable 
open space for leisure and recreation

5. Creation of a development layout which 
is responsive to the Site’s constraints, 
including the retention of existing 
vegetation and keeping areas of flood risk 
open

6. Sensitively extending the settlement 
envelope of Pewsey to form a new 
neighbourhood within walking distance of 
the village centre and railway station

7. Include areas for surface water 
management to ensure that flood risk is 
not increased in areas outside of the Site

8. Provide increased access to the wider 
countryside through the Site to public 
rights of way in the west

9. Ensure that development is set an 
appropriate distance away from the 
existing sewage works, and create a new 
planted buffer to screen it from view

10. Create a high quality new residential 
neighbourhood with outdoor recreation 
spaces to encourage social interaction, 
provide a mix of both market and 
affordable homes to suit local need, as 
well as creating new areas of increased 
biodiversity along the River Avon.

4.1	 		Conclusions	&	Key	Benefits
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Fig 10: Site summary infographics

Expansive areas of open space with 
retained vegetation for recreation, 

leisure and play

A new linear park along the River 
Avon to be opened up to the 

existing community

Areas for biodiversity 
enhancement

A mix of up to 400 new homes 
including open market and 

affordable homes in a range of sizes 
to suit local need
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08 March 2021 

 

Dear Sir/Madam  

 

Representations to the Wiltshire Local Plan Review consultation  

This letter of representation has been prepared on behalf of our client Edenstone Homes Ltd in response to the 

Wiltshire Local Plan Review which is running between 13th January and 9th March 2021.  

By way of background, Edenstone is promoting land at Ridgeway Farm (to the rear of Athelstan Park), Crudwell for 

residential development and has been since 2014. A site location plan is enclosed with this letter.  

This letter provides our comments in respect of the Council’s Emerging Spatial Strategy  (ESS) and ‘Empowering 

Local Communities’ Paper as part of Wiltshire Council’s Local Plan Review. 

Comments on the Emerging Spatial Strategy  

The ESS predicts 40,840 and 45,630 new homes will need to be delivered in the plan period, 2016-2036. In order to 

meet those needs, we note that the ESS is seeking to reply upon the existing settlement hierarchy contained at 

Core Policy 1 of the Wiltshire Core Strategy (WCS) and proposes that the primary focus for growth should remain at 

Principal Settlements, followed by Market Towns as set out in the WCS.  

At paragraph 2.1 of the ESS it is stated that a sustainable pattern of development and how growth is distributed 

appropriately continues to be an important means to help address climate change. As a result, it is stated that the 

focus of growth will largely be at the main settlements of Chippenham, Salisbury and Trowbridge.  

Edenstone acknowledge and fully support the need to address the climate emergency and that this should clearly 

form a key objective of the Local Plan Review. However, seeking to address such an objective by primarily directing 

the majority of development to the current main settlements should not be seen as the only means of addressing 

the climate emergency.  

It is our opinion that a more multi-faceted approach to the spatial strategy is required. In particular, we would note 

that by not positively enabling proportionate growth to the more rural areas of Wiltshire as part of the Local Plan 

Review, specifically within the Large and Small Villages, this may only serve to continually stifle the ability for these 
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locations to offer the ability to make trips by public transport where bus services often become more limited due to 

dwindling populations and a lack of patronage. By actively planning for new development in these locations, there 

are better prospects of securing the benefits of well-planned growth for the rural villages and settlements. Such 

development can support the sustainability of these communities and provide a number of benefits including the 

provision of local market and affordable housing, new employment opportunities, improved infrastructure including 

walking, cycling and the viability of public transport connections to larger towns and urban areas. It also supports 

the vitality and viability of local services and facilities such as local primary schools, pubs, shops and can help to 

secure greater broadband connectivity.   

Indeed, the NPPF states that to promote sustainable development in rural areas, housing should be located where 

it will enhance or maintain the vitality of rural communities. It requires planning policies to identify opportunities for 

villages to grow and thrive, especially where this will support local services. Furthermore, it notes that where there 

are groups of smaller settlements, development in one village may support services in a village nearby. Therefore, 

it is respectfully suggested that the approach to the ESS should be further reviewed, taking this points into account.  

Furthermore, following changes to national planning policy in 2019 the NPPF now identifies that at least 10% of 

new homes should be delivered on sites that are no larger than one hectare in size (paragraph 68). The importance 

of bringing forward growth for small and medium-sized sites is therefore clear and it is suggested that the Local Plan 

Review should consider how this requirement could be met particularly at the Large and Small Villages in Wiltshire. 

Such an approach can help to reduce the risk of reliance on speculative planning applications and can help to bolster 

the housing supply when the delivery of large sites is unexpectedly delayed. This is a pertinent point given that the 

development of the ‘Ashton Park’ allocation in the WCS to the south east of Trowbridge has been significantly 

delayed, contributing toward a 1,297 shortfall in housing for the District and contributing to the Council’s inability to 

currently demonstrate a five year housing land supply. Equally, the delivery of ‘Hampton Park’ within Salisbury has 

been delayed, which proposed to deliver 500 new dwellings.  

Finally, we note that paragraph 2.8 of the ESS acknowledges the impact of COVID-19 as being likely to increase 

home working permanently, reducing net out commuting to other settlements and boosting local demand for many 

goods and services. Edenstone welcome this acknowledgement. However, whilst the ESS then goes on to state 

that this “may create opportunities to reconsider how we use town centres” it does not go on to identify how this 

has implications for the spatial strategy in the more rural areas, including at Large Villages. It is considered that this 

is an important point, as people’s travel and commuting patterns have clearly altered and the proposed strategy for 

growth must also take this into account when considering where is suitable to direct development.  

Comments on the Empowering Local Communities Paper  

Whilst it is encouraging to see the Council has dedicated a detailed document to ‘Empowering Rural Communities’ 

the strategy and approach set out within that document identifies a limited range of circumstances in which new 
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housing can come forward in such locations. It essentially replicates the stance of the WCS which revolves around 

meeting local needs, such as to provide affordable homes and local jobs and services.  

It is considered that the Council should instead be looking to encourage incremental and proportionate growth to 

the more rural settlements, particularly the Large and Small Villages, to ensure their continued vitality and 

sustainability over the new plan period. This should be in addition to setting a framework that supports 

neighbourhood planning and community led housing.  

Whilst it is appreciated that the preparation of Neighbourhood Plans can play an important part in this, it should also 

be recognised that the preparation of Neighbourhood Plans rests with the local communities to have the ambition 

and resources to produce and engage with the planning system in making a Neighbourhood Plan, or to comply with 

the stringent tests in achieving a community led affordable housing scheme. In our opinion, the approach set out in 

the ‘Empowering Rural Communities’ document will therefore not necessarily have a direct positive impact for all 

communities and may not necessarily truly reflect the need for new housing or community facilities in these 

locations.  

In preparing a document specifically relating to empowering rural communities it is clear the Council is aware that 

there is a lack of growth in rural areas, however the strategy and policy provisions being proposed within that 

document and the ESS are, in our view, insufficient to ensuring the vitality and viability of these villages is maintained 

and enhanced in line with the advice contained in the NPPF. Furthermore, they are unlikely to be sufficient to address 

the affordability issues that many of the more rural areas are experiencing in Wiltshire.   

Overall, it is considered that the Local Plan Review should be seeking to maximise the opportunities for development 

in locations that not only have good walking, cycling or public transport and digital connections to access key services 

and facilities, but to those that support the rural communities and help to promote the sustainability of those 

settlements, in accordance with the advice contained in the NPPF. In adopting a more considerate approach towards 

the role of rural settlements, the Local Plan will also play a more long-standing role towards addressing the issues 

of climate change.  

Conclusion 

As set out above, Edenstone is concerned that the ESS is seeking to continue to direct growth toward the Principal 

Settlements and Market Towns as the current WCS does. However, the majority of those settlements have already 

received a significant amount of growth and there are existing allocations within the WCS that are yet to come to 

fruition that continue to be identified as part of the ESS. It is considered that by replicating the WCS strategy this is 

likely to impact on the Council’s ability to maintain a five year housing land supply in the future but also stifles 

development in the more rural areas, such as the Large Villages, hampering their vitality and sustainability as well as 

potentially worsening the affordability issues experienced in these areas.  
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The Local Plan Review presents an important opportunity for the Council to reconsider its spatial strategy and take 

a ‘plan-led’ approach to potential growth in the rural communities. Planning for some level of growth in appropriate 

rural villages and settlements, in addition to encouraging the preparation of Neighbourhood Plans, will play a critical 

role in making sure that the long-term vitality vibrancy and overall sustainability of Wiltshire’s rural communities is 

maintained and secured for the future.  

 

We trust the above representations will be given due consideration and we would be grateful if we could be kept 

informed of any further consultations on the Local Plan Review.  

 

Yours sincerely, 
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Site Location Plan – Land at Ridgeway Farm (to the rear of Athelstan Park), Crudwell 

 

 

 

 

 



RURAL 328



 

WILTSHIRE LOCAL PLAN CONSULTATION 
COTSWOLDS CONSERVATION BOARD COMMENTS 

9 MARCH 2021 

CONTENTS 

 

EMERGING SPATIAL STRATEGY ............................................................................................................... 1 

EMPOWERING LOCAL COMMUNITIES .................................................................................................... 7 

ADDRESSING CLIMATE CHANGE AND BIODIVERSITY NET GAIN ........................................................... 10 

 

EMERGING SPATIAL STRATEGY (COTSWOLDS CONSERVATION BOARD COMMENTS) 

Introduction 

Paragraph 1.1 and Footnote 1 

Paragraph 1.1 states that ‘forecasts predict Wiltshire will need between 40,840 and 45,630 new 
homes over the plan period of 2016 to 2036’. Footnote 1 clarifies that 40,840 homes is the minimum 
required by Government using its current standard method. 

We acknowledge that the government’s ‘standard method’ is the starting point for identifying 
housing need in a local authority area. However, we are very concerned about the potential 
conflation of ‘housing need’ and ‘housing requirement’.  Paragraph 1.1 (and, to some degree, the 
rest of the consultation document) creates the impression that the housing need figure identified 
through the standard method has to be accommodated regardless of any other considerations. This 
should not be the case.  

The Government has recently provided useful clarification on this issue:1 

 Within the current planning system the standard method does not present a ‘target’ in plan-
making, but instead provides a starting point for determining the level of need for the area, 
and it is only after consideration of this, alongside what constraints areas face, such as the 
Green Belt, and the land that is actually available for development, that the decision on how 
many homes should be planned for is made. It does not override other planning policies, 
including the protections set out in Paragraph 11b of the NPPF or our strong protections for 
the Green Belt. It is for local authorities to determine precisely how many homes to plan for 
and where those homes most appropriately located. In doing this they should take into 
account their local circumstances and constraints. 

 We heard suggestions in the consultation that in some places the numbers produced by the 
standard method pose a risk to protected landscapes and Green Belt. We should be clear 
that meeting housing need is never a reason to cause unacceptable harm to such places. 

This clarification reflects the Government’s guidance on Housing and Economic Land Availability 
Assessment.2 For example, this guidance allows for the fact that consideration of constraints, such as 
Green Belt and AONBs, may mean that the housing requirement figure is less than the identified 
housing need figure: 

                                                           
1 Government response to the local housing need proposals in “Changes to the current planning system” - 
GOV.UK (www.gov.uk) 
2 Housing and economic land availability assessment - GOV.UK (www.gov.uk) 

https://www.gov.uk/government/consultations/changes-to-the-current-planning-system/outcome/government-response-to-the-local-housing-need-proposals-in-changes-to-the-current-planning-system
https://www.gov.uk/government/consultations/changes-to-the-current-planning-system/outcome/government-response-to-the-local-housing-need-proposals-in-changes-to-the-current-planning-system
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
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 Paragraph 025: If there is clear evidence that strategic policies cannot meet the needs of the 
area, factoring in the constraints, it will be important to establish how needs might be met in 
adjoining areas through the process of preparing statements of common ground, and in 
accordance with the duty to cooperate. If following this, needs cannot be met then the plan-
making authority will have to demonstrate the reasons why as part of the plan examination. 

It is also important to note Planning Practice Guidance for development in AONBs, which states 
that:3 

 The NPPF’s 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. 

 AONBS are unlikely to be suitable areas for accommodating unmet needs from adjoining 
(non-designated) areas.  

These considerations are particularly important in a local authority area like Wiltshire, where 
approximately 44% of the area is located in AONBs4, with an additional substantial area being 
located within the setting of these AONBs.  They are also important considerations with regards to 
the large area of Green Belt that extends from Trowbridge and Corsham (i.e. the Western Wiltshire 
Green Belt). 

Before assuming that the housing provision in Wiltshire will match (or exceed) the housing need 
figure identified through the standard method, Wiltshire Council should first identify whether this 
housing need figure is actually achievable, taking into account relevant constraints. 

Growth and Climate Change 

The Cotswolds Conservation Board acknowledges the climate change emergency and the need to 
mitigate and adapt to climate change.  The need to address climate change is reflected in the 
Cotswolds AONB Management Plan 2018-20235 and in the Board’s Climate Change Strategy6. 

In principle, the Cotswolds Conservation Board supports the aim to focus growth on the main 
settlements as a means of helping to address climate change (for the reasons outlined in the 
‘Climate Change outcomes’ box on page 4 of the consultation document). 

In principle, we also support growth in rural settlements to meet local needs, especially with regards 
to affordable housing and local services.  

Please see our comments below, relating to ‘Delivering the Spatial Strategy’ for further relevant 
information. 

Delivering the Spatial Strategy 

In principle, the Cotswolds Conservation Board supports the ‘Delivery Principles’ outlined on page 6 
of the consultation document. 

                                                           
3 Natural environment - GOV.UK (www.gov.uk). Paragraph 041. 
4 There are three AONBs that overlap with Wiltshire – the Cotswolds National Landscape, Cranborne Chase 
AONB and North Wessex Downs AONB. 
5 https://www.cotswoldsaonb.org.uk/wp-content/uploads/2018/12/Management-Plan-2018-23.pdf.  
Particularly Policies CC7 (Climate Change – Mitigation) and CC8 (Climate Change – Adaptation).  
6 https://www.cotswoldsaonb.org.uk/wp-content/uploads/2020/02/Climate-Change-Strategy-adopted-June-
2012.pdf  

https://www.gov.uk/guidance/plan-making#maintaining-effective-cooperation
https://www.gov.uk/guidance/duty-to-cooperate
https://www.gov.uk/guidance/natural-environment#landscape
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2018/12/Management-Plan-2018-23.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2020/02/Climate-Change-Strategy-adopted-June-2012.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2020/02/Climate-Change-Strategy-adopted-June-2012.pdf
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However, given that 44% of Wiltshire is located in AONBs (with a significant additional area being 
located within the setting of the AONBs), we recommend that the Delivery Principles should also set 
out delivery principles for development in the AONBs and their settings. 

 Development in the AONBs and their settings should be compatible with and, ideally, make a 
positive contribution to conserving and enhancing the natural beauty of the AONBs. 

 Development in the AONBs, particularly housing, should be based on robust evidence of 
needs arising within the AONBs.7 

If these principles are not applied, this would undermine: 

 the statutory purpose of designation;  

 the principle that safeguarding Areas of Outstanding Natural Beauty (AONBs) is in the 

national interest; 

 the aspirations and goals of the Government’s 25 Year Environment Plan;8 

 the proposals of the Government-commissioned Landscapes Review Final Report;9 

 the vision, outcomes, ambitions and policies of the Cotswolds AONB Management Plan;10 

 efforts to restore and enhance the natural beauty of the Cotswolds National Landscape; 

 the Government’s assertions that: (i) meeting housing need is never a clear reason to cause 

unacceptable harm to protected landscapes;11 and (ii) our Areas of Outstanding Natural 

Beauty (AONBs) will be protected as the places, views and landscapes we cherish most and 

passed on to the next generation.12 

National planning policy and guidance helps to address this issue by making it clear that: 

 great weight should be given to conserving and enhancing landscape and scenic beauty in 

AONBs, which, together with National Parks and the Broads, have the highest status of 

protection in relation to these issues;13 

 the scale and extent of development in AONBs should be limited;14 

 planning permission should be refused for major development other than in exceptional 

circumstances and where it can be demonstrated that the development is in the public 

interest;15 

                                                           
7 This reflects Policy CE12 (Development Priorities and Evidence of Need) in the Cotswolds AONB Management 
Plan 2018-2023. 
8 The Government’s 25 Year Environment Plan (link) aspires for us to be the first generation to leave the 
environment in a better state than we found it. As part of this aspiration, it proposes to embed an 
‘environmental net gain’ principle for development. In addition, it sets a goal that ‘we will conserve and enhance 
the beauty of our natural environment … by … safeguarding and enhancing the beauty of our natural scenery 
and improving its environmental value while being sensitive to considerations of its heritage’. 
9 The ‘Landscapes Review Final Report’ (link) sets out 27 proposals relating to our protected landscapes, 
including stronger purposes in law for our ‘national landscapes’ (proposal 23) and for AONBs to be strengthened 
with new purposes, powers and resources (proposal 24). 
10 Cotswolds Conservation Board (2018) Cotswolds AONB Management Plan 2018-2023 (link). 
11 Government response to the local housing need proposals in ’Changes to the current planning system’ – 
updated 16 December 2020 (link).   
12 Statement by the Secretary of State for Housing, Communities and Local Government, when launching the 
consultation on the Planning White Paper in August 2020 (link). 
13 National Planning Policy Framework (NPPF) (link): paragraph 172. 
14 NPPF (link): paragraph 172. See also Appendix 9 of the Cotswolds AONB Management Plan 2018-2023. 
15 NPPF: paragraph 172 (link). 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/693158/25-year-environment-plan.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/833726/landscapes-review-final-report.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2018/12/Management-Plan-2018-23.pdf
https://www.gov.uk/government/consultations/changes-to-the-current-planning-system/outcome/government-response-to-the-local-housing-need-proposals-in-changes-to-the-current-planning-system#proposed-changes-to-the-standard-method-for-assessing-local-housing-need
https://www.telegraph.co.uk/politics/2020/08/01/radical-necessary-reforms-planning-system-will-get-britain-building/
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
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 policies for protecting AONBs may mean that it is not possible to meet objectively assessed 

needs for housing and other development in full;16  

 AONBs are unlikely to be suitable areas for accommodating unmet needs arising from 

adjoining, non-designated areas.17 

Formulating the Spatial Strategy 

Paragraph 2.17, page 7 (Housing Need) 

Please refer to our comment on paragraph 1.1 of the consultation document, relating to housing 
need.  

Emerging Spatial Strategy 

Brownfield Land 

In principle, we support the priority given to re-developing brownfield land as this helps to reduce 
the extent to which greenfield land needs to be developed. 

However, some brownfield sites have a high biodiversity value, particularly with regards to rare 
invertebrate species and the priority habitat ‘open mosaic habitat on previously developed land’.  
Care should be taken to ensure that this biodiversity resource is conserved and enhanced. 

Care should also be taken with the redevelopment of decommissioned airfields in the AONBs and 
their settings.  In the Cotswolds National Landscape, such airfields are one of the key features of 
Landscape Character Type (LCT) 9 (High Wold Dip Slope).  Colerne Airfield is one such example.  The 
Cotswolds AONB Landscape Strategy & Guidelines for LCT 9 states that: 

 In view of the brownfield status of decommissioned airfields, they are particularly susceptible 
to proposals for new large-scale development that has the potential to have a widespread 
impact on landscape character and visual amenity over large areas of the surrounding 
landscape. Such sites may offer some capacity for development, however, due to the 
established use of existing development, but nevertheless require careful site planning and 
mitigation.18 

Section 9.5 of that document provides guidelines on how to avoid and minimise adverse impacts 
associated with re-using decommissioned airfields, including for residential, industrial and solar farm 
uses.  Any relevant allocations and / or development proposals should be compatible with these 
guidelines.19 

Housing Market Areas 

Development at settlements within the setting of AONBs 

None of the principal settlements or market towns in are located in the three AONBs that overlap 
with Wiltshire.  However, many of them are located within the setting of the AONBS (as outlined 
below, in relation to the Cotswolds National Landscape). 

                                                           
16 Planning Practice Guidance – Natural Environment: paragraph 41 (link). 
17 Planning Practice Guidance – Natural Environment: paragraph 41 (link). 
18 https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/07/lct-9-high-wold-dip-slope-2016.pdf  
19 As specified in Policy CE10 of the Cotswolds AONB Management Plan 2018-2023 (link). 

https://www.gov.uk/guidance/natural-environment#landscape
https://www.gov.uk/guidance/natural-environment#landscape
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/07/lct-9-high-wold-dip-slope-2016.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2018/12/Management-Plan-2018-23.pdf
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Guidance on development in the setting of AONBs is provided in: 

 the Board’s Position Statement on ‘Development in the Setting of the Cotswolds AONB’;20 
and 

 the Government’s Planning Practice Guidance on development in the setting of protected 
landscapes.21 

In particular, when considering potential allocations or development proposals in the setting of 
the AONBs, it is important to consider potential impacts of the proposed development on the 
AONBs, including impacts on: 

 views from and to the AONBs;22 

 the tranquillity of the AONBs – noise / increase in traffic levels (inc. significance of 10%+ 
increase in traffic levels); 23 

 the dark skies of the AONBs – light pollution / introduction of lit elements into dark 
landscapes;24 

 the landscape character of land adjoining AONBs, where this landscape character is 
complementary to that of the AONB. 

Relevant case law has clarified that great weight should be given to the impact of development 
outside an AONB on views from the AONB.25  This great weight does not apply to impacts on views 
from outside an AONB looking towards the AONB.  However, other factors, such as important views 
identified in a Neighbourhood Development Plan, might increase the weight given to such views.  

The dark skies and tranquilly of the AONBs are also two of the AONB ‘special qualities’ (for the 
Cotswolds National Landscape, at least).  Whilst important considerations in their own right, they are 
also an integral part of the landscape character of an area.  As such, impacts on the dark skies and 
tranquillity of the AONBs should also be given great weight. 

The main settlements in the setting of the Cotswolds National Landscape and important 
considerations relating to these settlements are outlined below:26  

 Chippenham Housing Market Area: 
o Corsham: The built environment of Corsham currently extends to within 

approximately 600m of the Cotswolds National Landscape boundary; the main road 
through Corsham (the A4) continue through the National Landscape towards Bath. 

o Chippenham: The built environment of Chippenham currently extends to within 
approximately 2.7km of the Cotswolds National Landscape boundary – this could 
potentially be an issue for any new large development proposals to the west of the 

                                                           
20 https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/setting-position-statement-2016-
adopted-with-minor-changes-30616-1.pdf  
21 https://www.gov.uk/guidance/natural-environment#landscape. Paragraph 042.  
22 See also Policy CE1 (Landscape) of the Cotswolds AONB Management Plan 2018-2023 which specifies that 
development proposals should ensure that views - including those into and out of the AONB – are conversed 
and enhanced. 
23 See also Policy CE4 (Tranquillity) of the Cotswolds AONB Management Plan 2018-2023 and the Board’s 
Tranquillity Position Statement (link). 
24 See also Policy CE5 (Dark Skies) of the Cotswolds AONB Management Plan 2018-2023 and the Board’s Dark 
Skies & Artificial Light Position Statement (link) and its appendices A (link), B (link) and C (link). 
25 Stroud District Council v Secretary of State for Communities and Local Government v Gladman 
Developments Limited [2015] EWHC 488 (Admin) (link) 
26 Similar considerations will need to be taken into account with regards to settlements in the setting of the 
other two AONBs. 

https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/setting-position-statement-2016-adopted-with-minor-changes-30616-1.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/setting-position-statement-2016-adopted-with-minor-changes-30616-1.pdf
https://www.gov.uk/guidance/natural-environment#landscape
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2019/06/Tranquillity-Position-Statement-FINAL-June-2019.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2019/03/Cotswolds-Dark-Skies-Artificial-Light-Position-Statement.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2019/03/Dark-Skies-Artificial-Light-Appendix-A-Night-lights.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2019/03/Dark-Skies-Artificial-Light-Appendix-B-ILP-Guidance-Notes-For-the-reduction-of-Obtrusive-Light.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2019/03/Dark-Skies-Artificial-Light-Appendix-B-CfDS-Good-Lighting-Guide.pdf
https://www.torbay.gov.uk/media/15581/815-stroud-dc-v-sos-and-gladman6215-1.pdf
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A350; two of the main road in Chippenham (the A4 and the A420) continuing 
through the National Landscape towards Bath and Bristol, respectively. 

o Malmesbury: The built environment of Malmesbury is directly adjacent to the 
Cotswolds National Landscape boundary; the statement in the Government’s 
Planning Practice Guidance that AONBs ‘are unlikely to be suitable areas for 
accommodating unmet needs from adjoining (non-designated) areas’ will be 
particularly relevant here.27 

 Trowbridge Housing Market Area: 
o Bradford on Avon: The built environment of Bradford on Avon is directly adjacent to 

the Cotswolds National Landscape boundary; the statement in the Government’s 
Planning Practice Guidance that AONBs ‘are unlikely to be suitable areas for 
accommodating unmet needs from adjoining (non-designated) areas’ will be 
particularly relevant here.28 

o Trowbridge: The built environment of Trowbridge currently extends to within 
approximately 2.4km of the Cotswolds National Landscape boundary – this could 
potentially be an issue for any new large development proposal to the north-west of 
Trowbridge. 

  

                                                           
27 https://www.gov.uk/guidance/natural-environment#landscape.  Paragraph 041.  
28 https://www.gov.uk/guidance/natural-environment#landscape.  Paragraph 041.  

https://www.gov.uk/guidance/natural-environment#landscape
https://www.gov.uk/guidance/natural-environment#landscape
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EMPOWERING LOCAL COMMUNITIES (COTSWOLDS CONSERVATION BOARD COMMENTS) 

Affordable Homes 

Q. Do you agree there should be a target of 40% affordable homes on all new schemes of more 
than five dwellings in the rural area? What other approaches might there be? 

The Cotswolds Conservation Board acknowledges that a target of 40% affordable homes is an 
improvement on the 30% target that is currently required in some parts of Wiltshire.  However, in 
the AONBs, we would encourage Wiltshire Council to consider setting a target of 50% affordable 
homes. 

We also acknowledge that the proposal to apply this target to all new schemes of more than five 
dwellings is more stringent than in some local authority areas.  However, the National Planning 
Policy Framework (NPPF) allows for the provision of affordable housing for schemes of five units or 
fewer. In the AONBs, we would encourage Wiltshire Council to consider applying this target to 
schemes of two or more units. 

Combining these two elements together, for housing developments in the AONBs we would 
encourage Wiltshire Council to consider setting a target of 50% affordable housing on all new 
schemes of two or more dwellings. This reflects best practice in development plans that relate to 
other protected landscapes, such as the Arnside & Silverdale AONB Development Plan Document 
(DPD).29 

The natural beauty of AONBs means that they are desirable places to live.  This contributes to 
elevated house prices compared to surrounding non-designated areas.  These elevated house prices 
mean that housing in the AONBs is even more out of the reach of those most in need of affordable 
housing. 

This is particularly important given that many of the jobs that are essential to conserving and 

enhancing the natural beauty of AONBs – and to furthering the economic and social wellbeing of 

local communities within AONBs - are relatively low paid.  These workers, especially young people, 

are being priced out of the housing market in the landscapes and communities that depend on 

them. 

Having a higher percentage of affordable housing for all scales of development in AONBs also 

reflects Policy CE12 of the Cotswolds AONB Management Plan 2018-2023, which prioritises 

affordable housing.  It also reflects the Government’s ‘vision’ for national parks which specifies that 

‘the expectation is that new housing will be focussed on meeting affordable housing requirements’.30 

Having a higher percentage of affordable housing, where this affordable housing primarily meets 

local needs, would also help to limit the scale and extent of development in the AONBs, as required 

in paragraph 127 of the NPPF. 

                                                           
29 https://www.lancaster.gov.uk/planning/planning-policy/arnside-and-silverdale-aonb-dpd. Policy AS03 – 
Housing Provision.  
30 Defra (2010). English National Parks and the Broads. UK Government Vision and Circular 2010 (link).  N.B.  
Although this document relates to National Parks and the Broads – not AONBs – the Board takes the view that 
the extracted text is relevant to all protected landscapes.  This is because National Parks and AONBs both have 
the highest status of protection in the NPPF.  Also, the NPPF and PPG now explicitly state that the scale and 
extent of development in AONBs should be limited. 

https://www.lancaster.gov.uk/planning/planning-policy/arnside-and-silverdale-aonb-dpd
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Rural Exception Sites and Community-Led Housing 

Q. 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 Cotswolds Conservation Board supports the criteria specified for rural exception sites as these 

criteria reflects most of the principles that the Board advocates for such sites. 

We are pleased to see that the policy sets a maximum of 25% market housing on rural exception 

sites.  This should help to avoid the scenario that has arisen in other parts of the Cotswolds National 

Landscape where such sites have provided up to 49% market housing, which we consider to be 

completely inappropriate. 

It would be helpful if the policy explicitly stated that the starting point, when considering such sites, 

should be 100% affordable.  This would help to reinforce the primary purpose of such sites. 

We are also pleased to see the criteria relating to the size of rural exception sites (i.e. 20 dwellings or 

fewer and no greater than 5% of the size of the settlement) – we consider this to be an appropriate 

interpretation of the requirement for such sites to be ‘small’.   

It would be helpful if this requirement was expanded to state: 

 (i) 20 dwellings or fewer and (ii) no greater than 5% of the size of the settlement or no 

greater than 5% of the number of dwellings in the settlement, whichever is less. 

This will help to set a limit on the number of dwellings, in addition to the limit on the size of the 

scheme. 

Housing Requirements for Neighbourhood Area Designations in the Rural Area 

Q: 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 Cotswolds Conservation Board considers that the four bullet points, which set out the way in 

which housing requirements for Local Service Centres and Large Villages, will be met are 

appropriate. 

We also support the general presumption against housing proposals outside a settlement. 

We acknowledge that some level of housing development may be appropriate in AONB settlements.  

However, we are concerned that the methodology for identifying housing provision in each 

settlement does not adequately address the specific circumstances of the individual location (such 

as landscape character and visual sensitivity).  In addition, the 100m buffer that has been used does 

not adequately address issues such as views (both to and from settlements) that extend beyond this 

100m buffer. 

When considering potential site allocations for settlements in the AONBs and their settings, we 

recommend that a Landscape and Visual Sensitivity and Capacity Study should be undertaken, with 

sites / land parcels that are identified as having a high or medium-high sensitivity being ruled out. 

For potential allocations for settlements within the AONBs, we recommend that: 
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 potential impacts on the factors31 that contribute to the natural beauty of the AONBs should 

be assessed; 

 the allocations should be assessed to see if they constitute major development, in the 

context of paragraph 172 of the NPPF, particularly allocations of 10 or more dwellings - 

potential allocations that are considered to be major development should be ruled out.32 

Further advice on these recommendations is provided in the Board’s draft Planning & Development 

Position Statement, which Wiltshire Council has been consulted on. 

  

                                                           
31 In addition to landscape quality and scenic quality, these factors also include tranquillity (including dark skies), 
natural heritage (including biodiversity) and cultural heritage (including historic environment). 
32 Such allocations should only be considered if Wiltshire Council is satisfied that (i) there are exceptional 
circumstances, and (ii) it is demonstrated that, despite giving great weight to conserving the landscape and 
scenic beauty in the AONB, the development is in the public interest, 
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ADDRESSING CLIMATE CHANGE AND BIODIVERSITY NET GAIN (COTSWOLDS CONSERVATION 

BOARD COMMENTS) 

Context 

The Cotswolds Conservation Board acknowledges the climate change emergency and the need to 
mitigate and adapt to climate change.  The need to address climate change is reflected in the 
Cotswolds AONB Management Plan 2018-202333 and in the Board’s Climate Change Strategy34. 

Policy Theme 1 – Tackling Flood Risk and Promoting Sustainable Water Management 

The Board supports the measures proposed to address this issue. 

Policy Theme 2 – Enhancing Green/ Blue Infrastructure (GBI) and biodiversity 

In principle, the Board supports the measures proposed to address this issue. 

However, we do not consider that the proposed measures (or the document as a whole) goes far 

enough to address the ongoing, massive declines in biodiversity at a global, national and local level. 

Addressing biodiversity loss requires a comprehensive set of measures, of which delivering 

biodiversity net-gain is just one component.   

One of the most important measures is for existing wildlife sites to be protected, in line with 

national policy and guidance, and for these sites to be brought into good condition through effective 

and appropriate management. In principle, development should not impact on international, 

national and, ideally, local nature conservation designations.  The biodiversity net-gain mechanism 

should not be used in a way that allows for development to harm these designations. 

A key omission from the consultation document is any reference to Local Nature Recovery Strategies 

(LNRS).  LNRS will soon be one of the key mechanisms for helping to halt and reverse declines in 

biodiversity at the local level.  Development should be required to make a positive contribution to 

LNRS. 

Policy Theme 3 – Sustainable Design and Construction in the Built Environment 

The Board supports measures to reduce greenhouse gas emissions from new development (and, 

retrospectively, from existing development). 

The main focus should be on reducing greenhouse gas emissions at source, rather than relying on 

offset mechanisms such as off-site renewable energy schemes. 

Within the AONBs and their settings, such measures should, ideally, be implemented in a way that is 

compatible with – and positively contributes to – the purpose of AONB designation.  For example, 

such measures should be sensitive to the local distinctiveness of the built environment.   

                                                           
33 https://www.cotswoldsaonb.org.uk/wp-content/uploads/2018/12/Management-Plan-2018-23.pdf.  
Particularly Policies CC7 (Climate Change – Mitigation) and CC8 (Climate Change – Adaptation).  
34 https://www.cotswoldsaonb.org.uk/wp-content/uploads/2020/02/Climate-Change-Strategy-adopted-June-
2012.pdf  

https://www.cotswoldsaonb.org.uk/wp-content/uploads/2018/12/Management-Plan-2018-23.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2020/02/Climate-Change-Strategy-adopted-June-2012.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2020/02/Climate-Change-Strategy-adopted-June-2012.pdf
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The Board’s guidance for householders on energy efficiency and generation measures suitable for 

traditionally constructed buildings in the Cotswolds AONB is a good example of this approach.35 

Policy Theme 4 – Sustainable Energy Generation and Management 

With regards to the Cotswolds National Landscape and its setting, the Board supports the use of 

small-scale forms of renewable energy that are compatible with the purpose of AONB designation.  

Further information on this issue is providing in the Board’s Renewable Energy Position Statement.36 

We recommend that the Local Plan should identify ‘suitable areas’ for renewable and low-carbon 

energy, particularly wind and solar energy.  Ideally, this should be implemented for the whole of the 

Wiltshire Council area, in order to obtain a strategic-level, spatial understanding of potential 

opportunities.  These suitable areas can then potentially be refined at the Neighbourhood 

Development Plan stage. 

We recommend that the process for identifying suitable areas should include: 

 a Landscape and Visual Sensitivity and Capacity Study (LVSCS), which takes account of the 

high landscape value accorded to the AONB designation – land parcels / sites that are 

identified as having high or medium-high sensitivity should be ruled out;37 

 identifying key constraints and creating a buffer zone around these constraints.38 

Policy Theme 5 - Sustainable Transport and Air Quality 

In principle, the Board supports measures that reduce the need to travel, reduce car use and 

encourage more sustainable modes of transport. 

                                                           
35 https://www.cotswoldsaonb.org.uk/wp-content/uploads/2019/08/Energy-Guide-June-2014.pdf  
36 https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/renewable-energy-ps-2014-final-
apr2014.pdf.  This position statement will be reviewed in 2021, with the intention of the Board adopted an 
updated version in early 2022.  
37 Other than in exceptional circumstances and where it can be demonstrated that the development is in the 
public interest. 
38 Relevant constraints would include nature conservation designations, historic environment designations and 
public rights of way. 

https://www.cotswoldsaonb.org.uk/wp-content/uploads/2019/08/Energy-Guide-June-2014.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/renewable-energy-ps-2014-final-apr2014.pdf
https://www.cotswoldsaonb.org.uk/wp-content/uploads/2017/08/renewable-energy-ps-2014-final-apr2014.pdf
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INTRODUCTION 
 

1. Persimmon Homes (South Coast) welcomes the opportunity to comment on the Regulation 

18 Wiltshire Local Plan Review Consultation 2021. The South Coast office operates in the 

Southern part of Wiltshire (roughly the defined Salisbury Housing Market Area (HMA)). 

Persimmon Homes (Wessex) cover the remaining parts of Wiltshire and Swindon; the 

Wessex office may provide comments separately on the draft Plan. 

 

2. Persimmon (South Coast) has a number of sites with the Salisbury Housing Market Area 

which it is promoting for residential development. The draft Local Plan has identified 

Downton Road Salisbury (Site 6), which is in Persimmon’s Control, for an allocation of  275 

dwellings. Persimmon’s Fugglestone Red site is identified in the Plan as a committed site. 

The Company is of the view, however, that the employment element of the site, which does 

not yet have detailed consent, could be reconsidered for mixed use residential led 

development. Subject to the detailed comments on the policies elsewhere in these 

representations, the Company firmly supports the identification of the Persimmon sites in 

the Plan, and we look forward to positive working with the Council to deliver the sites going 

forward.  

 

3. Persimmon also has interests in Salisbury Road, Downton site which has not been selected 

for allocation in the draft Plan. It is Persimmon view that this site should also be allocated in 

the emerging Plan. Persimmon Homes has produced Site Deliverability Statements for the 

Salisbury Road, Downton site (and the Downton Road, Salisbury site), which should be read 

alongside these representations. The Statements demonstrate that the both sites are 

sustainable and deliverable development opportunities that can be brought forward in the 

short term. 

 

STURCTURE OF THE REPRESENTATIONS 
 

4. The Local Plan consultation focusses on the distribution and level of growth across the Plan 

area and also sets out the Council proposal for addressing climate change and biodiversity 

net gain. The consultation comprise a number of separated reports, each focussing on a 

specific settlement area or area/topic. In light of the South Coast office’s area of operation, 

these representations have been limited to commenting on the following reports: 

 

 Emerging Spatial Strategy (page 2) 

 Planning for Salisbury Report and the associated Salisbury Site Selection Report 

(page 5) 

 Empowering Rural Communities (page 10) 

 Addressing Climate Change and Biodiversity Net Gain (page 12) 

 

5. Where relevant, commentary is also made in the evidence base documents that support 

these reports, including the Sustainability Appraisal and Habitats Regulations Assessment. 

 

 

 

https://www.wiltshire.gov.uk/planning-policy-local-plan-review-consultation#Emerging Spatial Strategy 
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EMERGING SPATIAL STRATEGY 
 

6. The Emerging Spatial Strategy report, sets out information relating to the proposed 

distribution of growth around the county across the plan period. This is expressed in terms 

of the amount of new homes and land for employment that each main settlement should 

accommodate.  

 

Plan Period  

7. The Wiltshire Local Development Scheme (LDS) states that the Local Plan is due to be 

adopted in 2023. The Council will be aware that the National Planning Policy Framework 

(NPPF) states that strategic policies should look ahead over a minimum of 15 years from 

adoption. On this basis the Council’s Plan should run to at least 2038, not to 2036 as set out 

in the emerging Plan. The plan horizon should be extended by at least two years if it is to 

meet the requirements of the NPPF. As discussed below, this will have implications for the 

Local Plan housing requirement, and may necessitate uplifts to HMA housing need figures 

and those of individual settlements.  

 

Housing Needs and Requirements  

8. The Council’s sets out two figures for housing need: a minimum figure of 40,840 (based on 

Standard Method) and higher figure of 45,630 (based on the Council’s own Local Housing 

Need Assessment). This is equivalent to between 2,042 – 2,282 dpa new homes to be 

delivered each year of the plan period.  

 

9. According to the Spatial Strategy report, the second, Council derived figure, applies long-

term migration patterns and economic growth forecasts resulting in a higher housing need 

figure when compared with that of the Standard Method. Persimmon supports the Council 

approach of uplifting housing numbers to account for relevant factors, as this is supported 

by the Planning Practice Guidance. However, further adjustments may be needed to this 

figure as a result of Duty to Co-cooperate discussion and affordability considerations, for 

example. With regards to economic adjustments to the Standard Methodology, the 

Council’s report makes reference to the Local Housing Need Assessment (2019) which sets 

out this evidence for this adjustments. However, it is not clear from document or the Spatial 

Strategy document how many dwellings have been added. The same is true for the 

economic growth adjustment which draws on the Swindon and Wiltshire Functional 

Economic Market Assessment (2016) evidence base, which is over 5 years old and will not 

account for recent changes in demand for employment floor space, new working practices 

(as a result of COVID 19, for example) and changes to planning context (i.e. revisions to the 

business use class order). The Spatial Strategy report should clearly set out the justification 

and evidence for the uplift that has been applied so this can be interrogated. Until such time 

as the Council has published this information, Persimmon must reserve comment on 

whether the housing uplift as proposed by the Council is appropriate.  

 

10. Notwithstanding our comments on the appropriateness of the uplift, in light of the earlier 

comments made regarding the plan period, the housing requirement for Wiltshire County 

should be a range of at least between 44,924 and 50,194. 
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Employment Needs and Requirements  
11. The Spatial Strategy makes reference to employment needs but we have been unable to 

work out from the evidence base where this need figure has been derived. A background 

paper setting out the employment evidence and approach to the distribution of 

employment needs across HMAs and individual settlements would be beneficial. 

Housing Market Areas  
12. Similar to the adopted Core Strategy, the Plan sets out four Housing Market Areas (HMAs) 

(i.e. Salisbury, Swindon, Chippenham and Trowbridge) which have informed the distribution 

of growth across the County. Retaining the four HMAs is supported as it represents a 

sensible means distributing growth across a large plan area, and for monitoring (including 

five year housing land supply). It is unclear from the Plan whether the Council intend to 

monitor housing delivery/supply at the HMA level or across the Wiltshire area as a while. 

For reasons set out above, the former approach is supported. 

Alternative Development Strategies 
13. The Council has considered a number of development strategies for each of the HMA areas 

in order to determine the amount of growth that will be directed to each area and the 

settlements within these area. These options have been the subject of Sustainability 

Appraisal, which is necessary.  

Settlement Hierarchy 
14. As part of the Plan review, the Council has reviewed the settlement hierarchy. In terms of 

the Southern HMA, Salisbury continues to be identified as a ‘Principal Settlement’ and is 

described in the plan as the primary focus for development providing significant levels of 

jobs and homes. This identification of Salisbury as a tier 1 settlement is supported by 

Persimmon as this correctly recognises the City’s sub-regional importance. It is also noted 

that Wilton will be considered in the new Plan as its own distinct settlement, separate from 

Salisbury. Similarly, Amesbury, Bulford and Durrington are also considered as separate 

settlements in the new Plan (as opposed to a single settlement). Planning for the strategic 

requirements of these towns separately is supported by Persimmon as this allows for the 

consideration of the individual growth needs of distinct settlements to be considered and 

for local housing needs to be better addressed.  

Salisbury Housing Market Area 
15. As set out in the Spatial Strategy report, the development strategy for the Salisbury HMA 

constitutes a roll forward of existing Core Strategy development strategy (SA Option A). The 

Report states that for SA Option, housing and employment land requirements are reduced 

by 11% and distributed pro-rata rolling forward the current development strategy. The 

Salisbury HMA: Formulating Alternative Development Strategies Report (January 2021) 

states that the 11% reduction is due to differences in overall housing requirement for the 

Salisbury HMA compared with current needs assessment, the housing requirement, set out 

in the Core Strategy.  Given our comments above with regards to the appropriateness of 

higher housing target figure (i.e. does not include all possible uplifts), it is not possible to 

comment on whether this 11% reduction is appropriate. Allied to this is the fact that the 

Council is comparing the ‘policy on’ housing requirement figure in the Core Strategy with the 

‘policy-off’ housing needs figure - the two figures are not directly comparable. 
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16. Notwithstanding this concern, the strategy selected by the Council which focusses growth 

on Salisbury (and to a lesser extent on Amesbury and Tidworth/Ludgershall) is broadly 

supported.   

Brownfield Land and Targets 
17. Appendix 1 of the Spatial Strategy report sets out proposals for the introduction of new 

policy to help ensure as many homes as possible are built using previously developed land 

within the urban areas of main settlements. Persimmon recognises the important role that 

previously developed land can play in delivering the growth ambitions of an area, and 

acknowledges provision set out in the NPPF’s to use of land effectively. However, the NPPF 

also requires that sites proposed for allocation must be deliverable/developable. As is often 

the case, brownfield sites, can be subject to significant deliverability issues including existing 

uses, land assembly / ownership, contamination, viability and other issues that can often 

render brownfield sites undeliverable. The Council must ensure that its assessment of 

brownfield sites is robust and realistic so it does not place undue reliance on brownfield 

sites coming forward to meet requirements.  

 

18. With regards to a specific target for brownfield land, this is not supported by Persimmon 

Homes nor by national planning policy. When introducing the NPPF, the Government 

decided not to carry forward the brownfield target that once formed part of Planning Policy 

Statement 3: Housing. In Permission view, the introduction of a brownfield target policy 

would be a retrograde step that does not reflect current national planning policy 

requirement.  

 

19. Appendix 1 of the Report implies that the delivery of brownfield sites at a settlement should 

have a bearing on the amount of greenfield land that is released. If an area is not meeting its 

brownfield target, this should not be used as justification for restricting or slowing / phasing 

greenfield developments. This approach does not represent positive planning as is required 

by the NPPF, and cannot be supported by Persimmon. Should a particular settlement 

overprovide housing against its brownfield targets (or overall housing requirements for that 

matter), this should be viewed positively by the Council as a means of significantly boosting 

housing supply, and not be viewed as a means to frustrate development. The Council should 

also be aware that changing delivery phasing could have significant unforeseen contractual 

issues for some development sites. 

 

20. Rather than setting brownfield policy targets, the Council has a number of other more 

appropriate tools at its disposal that it can draw upon to encourage brownfield sites to 

come forward including: identifying such land as specific allocations in the Development 

Plan, effective use of the brownfield registers and permission in principle processes and 

appropriate consideration of windfall allowances (which are often on brownfield 

development site) in supply assessments. The Council can also take proactive steps including 

working with developers through the planning application process to support challenging 

brownfield development proposals, which may include reconsidering development 

parameters (including development density). 

 

21. Paragraph 6 and 26-29 of Appendix 1 states that brownfield targets will be the basis for 

housing requirements for designated neighbourhood plan areas at main settlements. The 

Council  setting housing targets for neighbourhood plan areas is to be welcomed, as the 
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approach is supported in the NPPF. However, brownfield land availability should not be the 

only primary basis for determining for housing requirements. Whilst brownfield land 

availability is a helpful indicator of the quantum of housing that could be delivered, it does 

not allow for considerations of what should be delivered. To remedy this, the Council should 

have regard to Paragraph: 101 Reference ID: 41-101-20190509 of the Planning Practice 

Guidance that directs local planning authorities to consider other factors such as the 

characteristics of the neighbourhood area, population and role the settlement’s in providing 

services. It is also considered that completions on brownfield land, may be a more reliable 

indicator of future brownfield potential rather that committed sites that may not come 

forward or where planning persimmon may lapse. It is also noted that, due to delivery 

challenges, lapse rates for planning permission on brownfield land tend to be higher than 

that of greenfield sites. 

 

22. Notwithstanding our fundamental concerns regarding brownfield targets, in terms of the 

policy detail, it is not necessary to set a specific time period for the target to be assessed 

(the Report sets out a period of 2021 -2031). The quantum of development on previously 

development land could be monitored annually as part of the Council monitoring framework 

for the Local Plan, and any policy review action as part of the statutory five year review of 

local plans. With specific reference to Salisbury, the brownfield target for the City is 410 

homes to be delivered in the period 2021-31. This represents nearly half of the overall 

residual housing requirement (940 homes) for Salisbury across the entire plan period. When 

viewed in this context, the Council’s brownfield target is too high and is unlikely to be 

achievable. 

 
PLANNING FOR SALISBURY 

23. The Planning for Salisbury report sets out the scale of growth, priorities and sites to meet 

growth needs. The following section of these representations sets out Permission’s 

comments in relation to housing and employment needs and the sites within Salisbury that 

are being promoted by the Company for residential development. 

Housing Needs 
 

24. The Planning for Salisbury report sets out a housing requirement of 5,240 new homes to be 

delivered in the plan period 2016-2036 (or 940 new homes if committed sites are included). 

However, in light of our comments, in the Spatial Strategy section in respect of the plan 

period and potential adjustments to housing needs, this housing requirement is likely to be 

too low. It is also unclear why this figure is not expressed as a range as per the County and 

HMA housing need figures. 

 

25. With regards to housing supply, the Council has identified three new housing sites in 

Salisbury to meet needs (detailed commentary on sites 61 and 7 is set out below). The three 

sites have a combined capacity of 610 new homes, which leaves 330 new homes still to be 

found when considered against the 940 new homes residual housing requirement for 

Salisbury. Paragraph 30 of the Salisbury Report anticipates that this shortfall will be picked 

                                                 
1 Site 6: North of Downton Road is controlled by Persimmon Homes (South Coast) 
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up thorough the emerging Salisbury Neighbourhood Plan (SNP) and the Central Area 

Framework (CAF).   

 
26. The CAF, however, is not an allocations plan so there can be no certainty that this document 

will bring forward new sites over and above those already identified for allocation. With 

regards to the SNP, the Steering Group Agreed Site Allocation Report (February 2021) 

identifies four sites for allocation in the SNP2. The sites, listed in Table 1 below and selected 

for possible allocation in the SNP, are capable of delivering around 100 homes; this falls 

considerably below the 330 dwellings that are needed to meet needs in Salisbury. 

Notwithstanding the above, the sites in Table 1 have potential suitability, availability and/or 

achievability constraints suggesting that even a combined capacity of 100 new homes may 

be ambitious. In light of the above, the Council should be cautious in relying on SNP 

allocations to meet Salisbury’s housing needs.  

 
Table 1: SNP Preferred Allocation Sites 
 

Site Address Area (ha) Capacity SHELAA Assessment 

18 College Street  0.4 4 dwellings - based on Wiltshire 
SHELAA 2017 

Not suitable. 
Developable in long 
term. 

22/30 High Street  0.39 4 dwellings - estimated based 
on  above site) 
 

Not assessed in SHELAA. 

Gasworks site at 
Coldharbour Lane  

0.86 8 dwellings (estimated based on  
above site) 
 

Not assessed in SHELAA. 

Quidhampton 
quarry  

18.29 100 dwellings - based on 
developable area of  approved 
planning application 
16/05957/FUL  

Not assessed in SHELAA. 

Brown Street Car 
Park 

0.40 0 dwellings - based on Wiltshire 
SHELAA 2017 
 

Not suitable. 
Developable in long 
term. 

Total 108 dwellings  

 
 

27. Given the role the City will play in meeting sub-regional housing needs alongside Salisbury’s 

own local needs, the Council should look to proactively address this shortfall in the Local 

Plan Review, and not defer allocations to a later Development Plan Document. As a means 

of addressing the considerable shortfall (at least 200 dwellings), the Council could look to 

intensify development on proposed sites such as North of Downton Road (Site 6). It could 

also consider the re-designation of sites for residential uses, for example the employment 

element of the Fugglestone Red site.  

 

                                                 
2 Site 6 was considered in the SNP Site Allocation report but not taken forward for allocation. 
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Employment Needs. 
 

28. Based on the Council’s current evidence approximately 5 ha of additional employment land 

are needed up until 2036 to accommodate the growth forecast at Salisbury. It is not clear 

from the Council’s consultation reports and its evidence (Employment Land Review and 

Functional Economic Market Assessment) how it has arrived at a 5 ha floorspace figure for 

Salisbury. Until the Council has published this information, Persimmon must reserve 

comment on whether the employment need for Salisbury is appropriate.  

Place Priorities 
 

29. The Salisbury Report sets out a number of priorities for the City. Persimmon has two 

development sites in Salisbury (North of Downton Road and Fugglestone Red) that will help 

the Council meet a number of these objectives including: conserving the landscape setting 

of Salisbury (including views to / from the cathedral) (priority iii), including maintaining the 

separation and distinctiveness of settlements (priority iv) and the delivery of new housing 

(priority v), employment floorspace (priority vi) and infrastructure (priority ix). 

Salisbury Development Sites  
30. Persimmon controls two development sites in Salisbury. One site is located to the North of 

Downton Road, and is identified in the Salisbury Report as ‘preferred development site’ 6. 

Persimmon’s Fugglestone Red site is identified as a ‘planning persimmon / completion’ site. 

This site is under construction, but there remains a number of phases which do not yet have 

detailed planning permission. These sites are discussed in greater detail below. 

North of Downton Road, Salisbury Development Opportunity 
31. This identification of this site by the Council as a preferred development site in the draft 

Local Plan is firmly supported by Persimmon. 

 

32. The Company would highlight, however, that not all of the Persimmon land is included on 

the Concept Masterplans. Persimmon controls additional land to the north of the existing 

Public Right of Way that extends along the northern edge of the site as shown on the 

Concept Masterplans. This land can play an important role providing drainage, ecology 

enhancements, landscaping, open space etc., and should therefore be included in the 

Concept Plan boundaries. Excluding this land will also result in an unnecessary reduction in 

the developable area. The boundary of the Persimmon land is set out in the Site 

Deliverability Statement. The Concept Masterplans red line boundaries should be redrawn 

to include the additional land set out in the Statement. 

 

33. Persimmon has undertaken a number of detailed technical assessments of the site which 

has informed a draft Masterplan. This work is set out in detail in Persimmon’s Site 

Deliverability Statement for the North of Downton Road site, which should be read along 

these representations. 

 

34. The Downton Road site, alongside other potential sites in Salisbury, were considered in 

Council’s Site Selection Report for Salisbury. Of the 4 sites selected for allocation (out of 27), 

the Downton Road is ranked second (see Stage 4 section of the Site Assessment). 

Persimmon welcomes the Council’s positive assessment of the site. The Site Selection 

Report sets out a number of potential site constraints and policy issues related to the site, 
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including but not limited to heritage, landscape traffic and infrastructure provision. 

However, as demonstrated in the Deliverability Document, these constraints are not 

insurmountable and have been successfully considered as part of the masterplan.  

 
35. The Salisbury Planning Report sets out a series of Concept Masterplans and design principles 

for the Downton Road site. The design principles are set out below:  

 

 Approximately 220 new homes to include specialist provision  

 Feature of new quarter is Cathedral Vista, a circa 40m wide sightline through the 

designed scheme to Salisbury’s most celebrated landmark 

 Building / parking featuring approx. 2,000 sqm / 80 place Early Years’ setting and 

potentially other community uses (possible GP provision).  

 Nursery and community facilities are valid for both Sites 6 and 7 Walking and cycling 

links to the nearby Park & Ride, Salisbury District Hospital and the city centre 

 Wider countryside access 

 Open space including play provision,  

 New woodland, tree/hedgerow planting 

 

36. The Masterplan 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 (as detailed below) where the Persimmon’s 

design approach diverges from that of the Council. 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. 

 

37. As a general point, whilst Persimmon recognises the value in the Council producing Concept 

Plans to test deliverability of sites, we would caution against the use of overly prescriptive 

plans in planning policy. The Concept Plans set out in the Salisbury Report including detail 

on development block arrangements, frontage locations, detailed road and right networks 

and the location of green infrastructure (amongst other items). In Persimmon’s view, this 

detail is not necessary, is inflexible and could stifle site design and challenge site 

deliverability.  

 

38. There is also a concern that the Concept Plans are not supported by detailed technical 

assessment. As an example, it is not clear how the Council has determined the location and 

scale for the SUDs as shown on the plan. As the Council’s proposed capacity for the site is 

based on the land uses set out in the Concept Plan, it is important that the assumptions 

used in underpinning the disposition of land uses on the Concept Plan are accurate to 

enable the land to be brought forward efficiently and effectively as is required by national 

planning policy.  

 

39. It is also noted that Paragraph 42 of the Report states that: ‘…sites [6 and 7] have been 

considered together so as to encourage integrated and comprehensive planning and design 

across these two adjacent parcels.’ It is not clear what level of ‘integration’ is expected and 

to what extent collaboration between the landowners will be expected. Site 7 is located on 

the opposite site of Downton Road and is shown as being capable of delivering some 115 

new homes alongside an extensive area of open space. The Council should be aware that 
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Persimmon has approach the owners of these lands with a view to discussing the potential 

for joint working. Persimmon would welcome further discussions with the Council and the 

other parties with regards to how the sites can be brought forward successfully.  

 

40. The Deliverability Statement for the Downton Road site submitted by Persimmon 

demonstrates that it can accommodate around 350 new homes. Considering that the 

housing needs figure for Salisbury is likely to increase (see comments above), and the Local 

Plan Review underprovides housing in Salisbury against identified need, the Council may 

wish to reconsider whether its capacity estimates for the site could be increased so it can 

accommodate a greater proportion of development. 

 

41. As part of the 275 homes proposed for the site in the draft Plan, there is a requirement for 

an unknown quantity of these homes to be for self-build and specialist housing. National 

planning policy and guidance requires that Council’s produce evidence (including viability 

assessment) to support specialist accommodation and self-build allocation policies. 

However, we have been unable to find such evidence. Until such time as this evidence has 

been produced and considered, it should not be a requirement for strategic sites, including 

Downton Road, to provide for these types of development. Notwithstanding our overriding 

concerns, should the Council continue with this policy requirement, it will be necessary for 

the Local Plan to define what proportion / quantum of units would be expected.  

 

42. Persimmon do not object to principle of including new nursery and GP provision on the site, 

but this must be underpinned by evidence of need. The same is true for the new allotments 

to the west of the site. The design principles also set out a potential requirement for other 

community uses but, aside from GP provision, there is no indication of what other 

community uses might be expected. These uses need to be clearly defined and justified. It is 

also unclear from the Plan whether the Council is expecting serviced land for these facilities 

or otherwise. The Site Assessment also makes reference to the potential for new primary 

education provision to be made on site. This requirement has not been carried forward into 

the Downton Road site development principles, but it is unclear whether this positon will 

change going forward. The Council will be aware that Persimmon’s Option 2 Masterplan has 

allowed for land for a new school should this be needed. 

 

43. The design principles for the site also make reference the creation of a c. 40m wide sightline 

through the designed scheme to Salisbury’s Cathedral. Persimmon support the design 

principle of creating views through the site to the Cathedral Spire; which has been 

incorporated in to the Persimmon masterplan. However, we are unclear on why the Council 

has opted for a 40m wide space. It is Persimmon’s preference that the Plan does not specify 

the width of this view corridor, and this is instead informed by detailed townscape and 

landscape analysis. 

 

44. Design principle four states, ‘that nursery and community facilities are valid for both Sites 6 

and 7’ but it is unclear on what is meant by this for planning purposes. For example, is there 

an expectation that infrastructure costs will be shared between the two sites, or that 

provision for such facilities can be made on either site? Clarity is required. 

 

45. The Concept Masterplans (Figures 6 and 8) show four new accesses onto Downton Road. 

Considering that there are already 3 existing junctions along (or in close proximity to) the 
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site frontages, care will need to be taken to avoid negative traffic implications, particularly 

in terms of flow along Downton Road and through the Park and Ride. Rationalisation of 

these access points on the Concept Plans may be appropriate. Persimmon has previously 

tested a single access arrangement that excluded the western access, with main site access 

positioned opposite the Park and Ride. We would be willing to revisiting these Plan, should 

it be necessary, and would welcome discussions with the Council and highways officers in 

this regard.  

Fugglestone Red, Salisbury Development Opportunity 
46. The draft Local Plan’s identification of the Fugglestone Red site as a ‘committed site’, where 

the principle of development is accepted, is supported by Persimmon. However, in light of 

the our previous comments regarding employment need and housing need and supply in 

Salisbury, Persimmon would welcome discussions with the Council as to whether re-

designation of the employment element site for residential led-mixed use development 

might be a more appropriate approach.  

 

47. The Fugglestone Red site (also known as St Peter’s Place) was allocated in the adopted Core 

Strategy for 1,250 new homes and 8 hectares of employment land. The site received outline 

planning permission in 2012 for up to 1,250 new homes, employment, local community 

uses, primary school, public open space, landscaping and associated access works. Reserved 

matters approvals have been secured on around half of residential phases of the site, but 

the employment land remains subject to outline permission only. The St Peter’s Place 

development has been a very successful sales site for Persimmon, and has been reliable 

source of housing for the Council for several years. If this site were to be re-designated for 

mixed use by the Council, it could continue to provide housing for Salisbury (within the 

existing settlement boundaries) for a number of more years to come.  

 

48. It is considered that at least 5.5ha ha of the 8ha employment land site, could be re-

designated for residential uses, with the remaining 2.5 ha safeguarded for small scale, start-

up employment uses. From a sustainability point of view, continuing to allocate an 

employment site of this scale on the periphery of Salisbury has the potential increase 

unsustainable transport movements, and may compete with the City Centre employment 

offer.  

 

 

RURAL COMMUNITIES 

 

49. 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’). As set 

out Paragraph 28 and 47 of the report Local Service Centres are ‘intended to provide for 

modest levels of development in order to safeguard their role and to deliver affordable 

housing’ and are ‘expected to accommodate more growth than Large Villages’. This 

approach is supported by Persimmon as it recognises wider range of facilities and services at 

these settlement and the role and function they play in serving the surrounding rural 

hinterland. 
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50. The following section of these representations sets out Permission’s comments in relation to 

housing needs of the rural communities, and sets out Persimmon’s justification for the 

allocation of Persimmon’s Salisbury Road, Downton for residential development. 

Housing Distribution  
51. Tables 2.3 and 2.4 of the Rural Communities Report set out the distribution of housing 

across the Local Service Centres and Large Villages within each of the HMAs.  This 

distribution is based on a detailed methodology as explained in Appendix 1 of the Report. 

The Council’s approach to the distribution of development across the rural communities is in 

broad conformity with the Planning Practice Guidance that directs local planning authorities 

to consider factors such as the characteristics of the neighbourhood area, population and 

role the settlement’s in providing services. 

Salisbury Road, Downton Development Opportunity 
52. With regards to Persimmon’s site at Salisbury Road, Downton, the Rural Communities 

Report described the settlement as a ‘Local Service Centre’ (tier three settlement). The 

Report sets out baseline indicative requirement of 235 new homes to be delivered in the 

plan period 2016-2036. Taking into account completions and commitments across the 

settlement, the residual housing requirement for Downton (i.e. how many new need to be 

provided at the town) is calculated as 108 new homes. The Council is looking to provide 

rural communities (including those covered by neighbourhood plan) with indicative housing 

requirements is supported by national policy and Persimmon Homes. This should provide a 

consistent basis for plan making across the rural area and should assist with the swift 

preparation of new neighbourhood plans and neighbourhood plan reviews. However, for 

reasons set out above, this housing requirement for Downton (and those for the individual 

HMAs and other settlement) may be too low.  

 

53. It is concerning that in the Parish Council’s response to the Local Plan consultation (Parish 

meeting report, 8th March 2021), members are seeking to reduce the draft housing 

requirement for Downton. The Parish’s response also makes reference to ‘a timed embargo 

on large scale speculative development’ and suggest that, if growth is directed to Downton, 

it should be phased towards the end of the plan period. The evidence base underpinning the 

Parish Council’s assertions is, however underdeveloped, and does not reflect the positive 

planning approach as advocated by national planning policy. Wiltshire Council should 

therefore avoid reducing the Downton housing requirement as this would not be justified. 

Should Wiltshire Council be minded to reduce the requirement for Downton, it should be 

aware that this could also set an unhelpful precedent in terms of other neighbourhood plan 

groups seeking to lower their housing requirements. This could potentially undermine the 

Council’s planning strategy to deliver appropriate levels of housing.   

 

54. Persimmon has undertaken a number of detailed technical assessments of the site which 

has informed our initial Masterplan. This work is set out in detail in Persimmon’s Site 

Deliverability Statement for the Salisbury Road site, which should be read along these 

representations. The Statement demonstrates that the sites is capable of delivering around 

100 new homes, which could meet the indicative housing requirement for Downton. The 

Statement confirms that the site is a sustainable and deliverable development opportunity, 

that is bounded on three side by existing development and that can be brought forward in 

the short term, and should be considered for residential allocation.  
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55. Persimmon continue to seek to engage with the Parish Council regarding the review of the 

Downton Neighbourhood Plan, but at the current stage, Downton Parish has not formally 

announced whether a review of the Downton Plan will be undertaken. Given the Parish’s 

response to the emerging Local Plan, there is considerable doubt that the Council will look 

to review the Plan. As such, Persimmon would urge the Council to consider making 

allocation through the Local Plan Review now (as opposed to waiting for a Site Allocations 

Plan or review of the NP) to ensure that housing needs of Downton are swiftly met and 

housing delivery with Wiltshire is boosted. 

Rural Exceptions Sites and Community Led Housing Policy  
56. The Rural Communities Paper sets out a revised policy wording for adopted Core Policy 44 

relating to Rural Exceptions Sites and Community Led Housing. With regards to Community 

Led Housing, the policy should not be restricted to sites brought forward by a community 

land trust, and should instead be generally applied more generally to development that has 

demonstrable community support. It is also unclear why such sites should be required to 

provide 50% affordable housing. This threshold has not been subject to viability testing and 

may not represent the housing mix that local communities may wish to bring forward. As 

such, a specific percentage of affordable housing for Community Led Housing development 

should be deleted from the draft Policy.  

Housing Requirements for Neighbourhood Area Designations in the Rural Area Policy 
57. The Rural Communities Paper also sets out a new policy on the Council’s approach to the 

delivery housing growth at Local Service Centres and Large Villages. The policy states that 

Site Allocations will generally be made through Neighbourhood Plan but, where this is not 

the case, it may be necessary for the Council to allocate sites (potentially as part of a Site 

Allocations Plan). The Council should be cautious about placing too much reliance on the 

delivery of new sites through neighbourhood plans. There is considerable uncertainty as to 

whether neighbourhood plans will be progressed / reviewed (the Downton Road 

Neighbourhood Plan is a case in point), and even where Plans are reviewed, there is not a 

requirement in national policy for new housing to be included within the scope of a plan. 

The Policy is also non-committal in terms of whether a Site Allocations Plan will be produced 

to identify new allocations where a Neighbourhood Plan have failed to do so. Indeed a Site 

Allocations Plan is not timetable within the LDS. As stated above, particularly with regards to 

Downton where there is considerable uncertainty as to whether a Neighbourhood Plan will 

be reviewed, the Council should look to proactively allocated sites now in the Local Plan 

Review. The Council should clearly sets out whether or not if intends on producing a Site 

Allocations Plan and this timetable confirmed in an updated LDS. 

 

CLIMATE CHANGE AND BIODIVERSITY  
 

58. The Council has produced a Climate Change and Biodiversity Report that sets out five linked 

key policy themes that will help support the Plan's objectives in respect of adapting to and 

mitigating climate change. The Report also sets out the direction of travel with regards to 

biodiversity net gain (BNG).  

 

Climate Change  
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59. The Report sets out a number of ‘Policy Themes’ for addressing various aspects of climate 

change and associated environmental issues. Policy Theme 1 relates to Flood Risk and 

Promoting Sustainable Water Management. The theme includes provisions for managing 

water to achieve a greenfield runoff rate plus 20% ‘betterment’. It is unclear form the Plan 

whether this betterment relates to standard climate change adjustments or whether the 

20% is expected over and above the climate change adjustment. Clarity is required. It is also 

noted the requisite improvements to run off rates can be met through any measures in the 

drainage hierarchy which may, or may not, include SUDS. There should be no expectation in 

the plan that SUDS are the only means of addressing surface water.  

 

60. Policy Theme 3 sets out the Council’s approach to sustainable design and construction (net 

zero carbon and Electric Vehicle (EV) charging infrastructure). Policy Theme 4 relates to 

sustainable energy generation and management (on site renewables and storage capacity, 

decentralised energy systems and adaptation of existing buildings). Finally, Policy Theme 5 

relates to Sustainable Transport and Air Quality, including air quality issues and modal shift). 

With regards to all policy requirements sets out in these Policy Themes, the increased 

sustainably and efficiently standards will inevitably increase development cost. Persimmon 

support the inclusion of these policies where they are underpinned by evidence, particularly 

in relation viability.  Until the viability work has been published, many of the elements set 

out in the Policy Themes cannot be supported. Persimmon welcomed the opportunity to 

comment on the local plan viability report in due course.  

Biodiversity Net Gain 
 

61. Policy Theme 2 (Enhancing Green/Blue Infrastructure and biodiversity) sets out a number of 
measures to enhance and create new Green/Blue Infrastructure. The Policy Theme also sets 
out a requirement for all new development to provide a minimum of 10% biodiversity net 
gain (BNG), which should be protected and positively managed post development for a 
minimum period of 30 years. 
 

62. With regard to the BNG provisions it would be helpful if the Council adopted a specific 
method for the assessing and quantifying BNG increase to allow for consistency of approach 
between planning applications. Persimmon would welcome the opportunity to input 
towards this method document in due course. 
 

63. It is noted that BNG is referred to within the National Planning Policy Framework (NPPF, 

Para 170(d) and Para 175(d)), but the NPPF does not specify a number/percentage for net 

gain. The forthcoming Environment Bill includes a requirement for all future schemes, 

including the development of land, to deliver a mandatory 10% BNG to be maintained for a 

period of at least 30 years. 

 

64. Persimmon welcomes the principle of requiring BNG but, without a policy or legislative basis 

for the 10% requirement it would be premature for the Council to set this target in the Plan 

at this stage. It is Persimmon’s view that this element of the Policy should be more flexibility 

worded so that applicants should ‘…seek to achieve a 10% net gain in biodiversity…’ as 

opposed to this being a mandatory requirement.  

 

65. Another issue with the policy is the potential impact on site viability and local plan viability 

more generally. From site specific point of view, some sites that are due to be brought 
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forward within new plan period will have been contracted prior to the introduction of BNG.  

The introduction of BNG may negatively impact on viability of sites due to the impact of BNG 

on land budgets, which may in turn may create issues with minimum values and minimum 

area provisions in existing contracts. Related to the above point, given the considerable 

impact that BNG requirements may have on developable areas and/or development costs, it 

will be necessary for the Council to account for these costs to development within its Local 

Plan viability evidence, which is yet to be published. Persimmon welcomes the opportunity 

to comment on this viability work once it has been made available by the Council. 

Depending on the site in question, we are aware of instances where BNG requirements can 

take up around 50% of the overall site area. The Council should also be aware of these 

possible implications of ‘land hungry’ BNG on the amount of land that may need to be 

identified in the Plan. 

 

66. There is also insufficient consideration of impact of this new Policy on sites that may be the 

subject of live planning applications (or reserved matters applications) where land budgets 

have been fixed. Assuming this Policy is carried forward in the Plan, it may be challenging for 

some sites to meet the BNG requirements due to unforeseen viability and land budget 

issues associated with BNG. As such, the Council should introduce transitional arrangements 

to guard against these unintended consequences outlined above and/or consider and 

excluding all ‘committed’ sites identified in the draft Plan from the 10% BNG requirement.  

 

67. Wiltshire Council has not made it clear whether open space and mitigation land (for 

example or nutrient off-set land) would contribute towards the percentage requirement for 

BNG. We are aware that in other areas of the Country, Natural England are taking a view 

that mitigation and BNG must be provided on separate areas. Persimmon strongly objects to 

this approach. There is no valid reason why land can’t serve multiple purposes. Indeed, the 

NPPF requires that the planning system uses land effectively and efficiently. 

 

 

HABITATS REGULATIONS ASSESSMENT 

 

68. The Council has commenced work on a Habitats Regulations Assessment (HRA) to support 

the Plan. As part of the draft Plan consultation, the Council has published a HRA scoping 

report. Given the important international ecological designations in the County (and in 

adjoining areas), and the potential for likely significant effects on these sites as a result of 

development, a HRA assessment of the emerging Plan is welcomed and necessary. 

Persimmon does not have any comments on the Scoping report but we look forward to 

inputting towards the more detailed HRA report in due course. 
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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
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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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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
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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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1.0 Introduction 

 
1.1 PlanningSphere have been instructed to make representations to the Wiltshire Local 

Plan Review (Regulation 18) on behalf of the owners of the subject site, 
. The subject site lies to the south west of Petticoat 

Lane, Dilton Marsh and is on the Site Location Plan shown at Appendix A. 
 
1.2 The technical delivery of the site has been established through preliminary technical 

assessments in respect of access, and other high-level assessments following the 
identification of the site constraints. 

 
1.3 This representation contends that in order to meet the required plan making test of 

‘soundness’ and maintain mixed-tenure housing delivery in the Trowbridge Housing 
Market Area over the plan period to 2036, it will be necessary for the Council to consider 
the allocation of the subject site in the Local Plan Review.  

 
1.4 We would welcome an opportunity to discuss the evolution of more detailed technical 

evidence and the promotion of the site through success stages of the Local Plan Review 
plan making process with representatives of the Council’s Spatial Planning Team in due 
course.  
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2.0 Relevant Background Information 

(i) Site Description and Context  
 

2.1 The subject site extends to 0.98ha and is located within the village of Dilton Marsh albeit 

outside the defined village settlement boundary. The site is bounded by existing 

residential dwellings to the east and north, and western boundary adjoins the Dilton 

Marsh Social Club. Open countryside lies to the south.  The site boundary is shown in 

the Site Location Plan at Appendix A.  

 

2.2 The site lies within a relatively central location of a large village, which benefits regular 

bus and several daily train services (Dilton Marsh Train Halt). The village offers a good 

range of services and facilities, including a post office, shop and primary school. Further 

services and facilities (including a secondary school) can be found in the nearby market 

town of Westbury. The town boundary falls within 300m of the Village. In addition to the 

employment opportunities offered by the town and the large trading estates on its 

perimeter, Westbury mainline railway station provides commuting opportunities with 

regular direct services to Bath, Bristol and London. Despite its village location, the 

subject site therefore benefits from good levels of non-car accessibility. 

 

2.3 The site is relatively flat and is reasonably well contained from longer range views by 

residential properties, the Social Club and a mature tree belt on its southern boundary.  

 

2.4 No listed buildings lie proximate to the site.  

 

2.5 The site lies within Flood Risk Zone 1 on the EA’s Flood Map for Planning.  

 

  (ii) Existing Lawful Use and Planning history 
 
2.6 The site is currently in residential use as a single dwelling. There is no relevant planning 

history on the Council’s  
 

(iii) Existing planning policy context  
 
2.7  The Development Plan for the site comprises:  
 

• Wiltshire Core Strategy (adopted January 2015);  

• Wilshire Housing Site Allocation Plan (adopted February 2020). 

2.8 The subject site lies within the ‘Large Village’ of Dilton Marsh. The site sits within and 
just beyond the defined settlement limits of the village. 

 
2.9 Following designation of a neighbourhood planning area in 2018, and establishment of a 

Steering Group, there has been no further progress.  
 
2.10  An extract from the Wiltshire Core Strategy proposals map is shown in Figure 1 below:   
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Fig 1. Extract from the Warminster Wiltshire Core Strategy proposals map. The subject site is lies within the red circle. 
The site is not subject to any landscape or other restricted designations.  

 

  
Fig 2. Extract from the existing settlement boundary from the Local Plan proposal map –NB.the subject site lies partially 
within the existing settlement boundary.  

 
 (iv) Promotion history 
 
2.11 The site has not been previously promoted but a SHELAA reference was set up in 

September 2019 (Ref: 3665). 
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3.0 Suitability of the Site for Mixed-Use Tenure Housing Allocation  

 
(i) Legal ownership and delivery. 

 
3.1 The freehold interest of the subject site is owned by four parties: 

. In the event that an allocation is secured, the landowner will 
seek to partner with a local SME developer to deliver the site. It is anticipated that the 
site could be delivered early in the plan period.  

 
(ii) Development Parameters 

 
3.2 The Parameter Plan at Appendix B and extracted in Figure 3 below identifies the 

potential developable area of the subject site. On this basis we consider that the site has 
potential to accommodate up to c.25 dwellings and public open space following the 
demolition of the existing dwelling. 

 

   
 Fig 3. Extract from the Proposed Parameter Plan  
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3.3 Key points to note in respect of the proposed parameter are summarised below:  
 
 

• Access: vehicular access can be formed from Petticoat Lane as described in the 
accompanying Transport Technical Note at Appendix C. 

 
 Fig 4. Extract from the Transport Technical showing the geometrical layout of the proposed access to the site.  

 

• Landscape / Ecology: the site is not prominent in the wider landscape. A perimeter 
landscape buffer will be proposed to provide screening and wildlife corridors. It is 
considered that it will be possible to deliver mandatory 10% biodiversity net gain on 
site in accordance with the provisions of the Environment Bill, when enacted.  
 

• Drainage Strategy: foul drainage will connect to existing mains surveys. A scheme 
of surface water attenuation will be design into a combined green and blue 
infrastructure proposal for the site.  

 
3.4 Noting that the subject site has not been assessed as part of the Site Selection 

Report for Westbury, as this was only undertaken in principal settlements and market 
towns, we have undertaken our own preliminary assessment using the same traffic 
light assessment, as summarised in the table below:  

 

WC Traffic Light 
Assessment 

PlanningSphere Assessment 

Accessibility  The site is situated in a highly accessible location with good non-
car access to a wide range of village services and amenities, and 
public transport accessibility to nearby towns and beyond (Bath, 
Bristol and London) 

Flood Risk The site is located in Flood Zone 1 on the Environment Agency’s 
Flood Map for Planning. The site is proposed for low density 
development with sufficient space for onsite surface water 
attenuation. 
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Heritage  The site does not have a sensitive historic context and low 
archaeological potential.  

Landscape  The site is not subject to any AONB or local landscape 
designations. The site is primarily bounded by built development 
and a mature tree boundary to the south. Where there is a more 
open boundary on the west of the site, the existing narrow strip 
open field/landscape is bounded by built development of the 
village. There is scope for significant new screening where 
required to mitigate the impact of new built development. 

Traffic  The Transport Technical Note at Appendix C confirms that it will 
be possible to form a point of vehicular access from Petticoat 
Lane. 

 
(iii) Further work 

 
3.5 In the event the site is considered by Wiltshire Council for allocation, the landowner 

would undertake the following work to evolve a technical evidence base: 
 

• Infiltration testing and drainage design 

• Detailed access design and traffic surveys 

• In-season ecology surveys  

• Landscape appraisal 

3.6 Proposals will then be formulated and tested through a pre-application enquiry, which 
would feedback into the evidence base for the site.  
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4.0  Response to the Consultation 

 
(i) National Policy Context 

 
4.1 Paragraph 16 of the NPPF requires that plans should be ‘…(a) prepared with the 

objective of contributing towards sustainable development’; and ‘…(b) be prepared 
positively, in a way that is aspirational but deliverable’. 

 
4.2 In respect of non-strategic policies, Paragraph 28 of the NPPF states that LPAs should 

consider allocations to promote sustainable development, and Paragraph 29 states that 
‘…policies should be underpinned by relevant and up to date evidence’ and ‘…take into 
account relevant market signals’.  

 
4.3 Paragraph 59 requires that as part of the Government’s objective of significantly 

boosting the supply of new homes, ‘…it is important at sufficient amount and variety of 
land can come forward where it is needed, that the needs of groups with specific 
housing requirements are addressed…’ 

 
4.4 Paragraph 61 states that the ‘…size, type and tenure of housing needed for different 

groups in the community should be assessed and reflected in planning policies… …’ 
 
4.5 Paragraph 68 states that ‘…small and medium sized sites can make an important 

contribution to meeting the housing requirement of an area and are often built out 
relatively quickly’.  

 
4.6 Paragraph 72 states that ‘…The supply of large numbers of new homes can often be 

best achieved through planning for larger scale development, such as new settlements 
or significant extensions to existing villages and towns, provided they are well 
located and designed, and supported by the necessary infrastructure and 
facilities…. 

  
b) ensure that their size and location will support a sustainable community, with 
sufficient access to services and employment opportunities within the development 
itself (without expecting an unrealistic level of self-containment), or in larger towns 
to which there is good access;…’  

  
(Our emphasis in bold) 

 
(ii) Spatial Strategy and distribution of growth in the Trowbridge HMA  

 
4.7 Dilton Marsh is a Large Village that falls within the proposed Trowbridge Market Housing 

Market Area, which replaces the former North and West Housing Market Area. The 
change from three to four HMAs is broadly supported. However, for the reasons 
explained below we do not consider that the spatial strategy for delivering the growth is 
sound on the basis of deliverability or through acknowledgement of societal change that 
has been accelerated by the covid pandemic. 

 
4.8 The Regulation18 spatial strategy for the HMA is reliant to high degree on the delivery of 

the strategic growth options at Hilperton/Staverton as part of the growth strategy for the 
principal settlement of Trowbridge. At the other end of the settlement hierarchy, it is 
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noted that the Regulation 18 Spatial Strategy is relying upon Neighbourhood Plans to 
deliver housing growth at Large Villages and other rural settlements in the rural 
hinterland outside principal settlements and market towns across the whole county.  

 
4.9 Wiltshire Council has a poor track record in timely delivery of large urban extension 

strategic sites, such as Ashton Park in Trowbridge and the West Warminster Urban 
Extension. At the other end of the scale, Neighbourhood Plans have failed to make any 
real meaningful contribution to housing delivery in Wiltshire with many of the made 
Neighbourhood Plans not proposing any housing growth and acting a further constraint 
on development. No tangible progress has been made with the Dilton Marsh 
Neighbourhood Plan following its initial designation in 2018. 

 
4.10 Given that the covid-pandemic has accelerated the trend towards flexible home-working 

and internet shopping, and that there is now a clear road map to the decarbonisation of 
private transport (electric vehicles), with transformation expected to take place over the 
plan period to 2036, we submit that the proposed Regulation 18 spatial growth strategy 
is too weighted to towards the principal settlements. We consider that more growth 
should be directed towards market towns and sustainable large villages, such as Dilton 
Marsh. This approach would place less reliance upon volume home builders to deliver of 
a small number of complicated strategic sites (for which there is poor delivery track 
record in Wiltshire) and would enable a greater role for SME regional housebuilders to 
deliver the housing requirement through a larger number of smaller scale housing 
developments in market towns and rural areas.  

 
4.11 In the context of Wiltshire Council not currently being able to demonstrate a 5-year 

housing land supply across its whole administrative area (4.56 years in the last 
published Annual Monitoring Report with a base date of April 2019), combined with the 
NPPF requirements, as summarised above, and the importance of the SME sector in 
delivering smaller and medium sized sites to diversify choice of new housing provision, it 
is in our view imperative that the Council allocates sufficient smaller/medium sized sites 
at the Market Town and Large Village level in the identified settlement strategy. This is 
particularly important in the Trowbridge HMA where the deliverability of large-scale 
strategic sites is both technically and politically challenging.  

 
4.12 It is also the case that large villages, such as Dilton Marsh act for as a service hub for a 

much wider hinterland of smaller rural settlements with no facilities. The NPPF 
acknowledges the need to for allocations to support existing rural facilities. Reliance on 
a more parochial neighbourhood plan making process to meet important rural needs is 
not sensible and could result in rural decline without proactive intervention at the County 
level.   

 
4.13 Therefore, for the reasons outlined above, and to ensure the delivery of new open 

market and affordable homes in Trowbridge HMA, it will be imperative that additional 
housing allocations are made in the Local Plan Review at Market Towns and Large 
Villages to ensure continuity of supply over the plan period to 2036. Failure to include 
any new housing allocations at Dilton Marsh would render the plan unsound and would 
be in conflict with the NPPF.  
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5.0 Conclusions 

 
5.1 In strategic planning terms, we are concerned that the growth distribution strategy set 

out in the Regulation 18 consultation draft is too weighted towards large scale complex 
sites adjacent to principal settlements. Having regard to societal and technological 
changes that have been accelerated by the covid-pandemic, we advocate a more 
decentralised strategy to meet the growth requirement with more development 
distributed to market towns and rural areas. Such an approach would enable the SME 
housing building sector to play a greater role in the delivery of the housing requirement, 
which would ensure a more diverse and even supply of new housing over plan period. 
SME developers also tend to deliver housing at a higher build and design quality than 
volume home builders, as has been shown in consumer satisfaction surveys. 

 
5.2 In summary, the allocation of the subject site would deliver the following benefits:  
 

• A site suitable for delivery of circa 25 homes by an SME home builder and viable to 
deliver a 30% element of affordable housing provision. 

• A safe and suitable vehicular access solution from Petticoat Lane.  

• The ability to mitigate the impact of development on wider landscape through new 
planting.  

• The ability to address ecological constraints and deliver a biodiversity net gain on 
site.  

• Development on land located in Flood Zone 1 and the ability to attenuate surface 
water on site.  

• Provision of publicly accessible open space.  
   
5.3 Given we have demonstrated that the subject site is suitable and technically deliverable, 

we request the Council revises its spatial strategy, and acts proactively to plan for 
housing need at Large Villages and allocates site 3665 for approximately 25 No. 
dwellings and associated public open space.  
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LAND AT PETTICOAT LANE, DILTON MARSH 

ACCESS FEASIBILITY STUDY 

1 Introduction 

1.1 Land at No.34 Petticoat Lane, Dilton Marsh is being promoted for residential 
development through the Dilton Marsh Neighbourhood Plan process.   

1.2 Vehicular and pedestrian access to the developed site will be a key planning 
consideration with this report providing a review of the existing highway infrastructure in 
the local area.  It also then makes appropriate recommendations for future development 
access arrangements. 

2 Site Location  

2.1 The location of the site within Dilton Marsh is shown in Figure 1 below.  It is centrally 
located within the village with the Church and Primary School to the west and the 
Railway Station to the east. 

 
FIGURE 1:  Site Location 

3 Existing Access Arrangements and Local Highway Network 

3.1 The location of the site with respect to the local highway network immediately adjacent 
the site is shown on the plan attached as Appendix A.   
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3.2 Vehicle and pedestrian access to the existing No.34 property is taken from a shared 
private driveway which leads from Petticoat Lane.  The shared private driveway also 
serves the car park associated with the Dilton Marsh Social Club and provides access 
to other land beyond the Social Club on the southern side of the driveway.  It also serves 
a separate storage unit of approximately 145m2 floor area that is associated with the 
Building Contractor business of the site owner. 

3.3 For the most part, the driveway is approximately 3.25m in width and of a tarmac 
construction but is up to 5m in width in the immediate vicinity of the storage unit and the 
separate driveway to the No.34 property itself.  The alignment is broadly straight and 
level once away from the junction with Petticoat Lane.  

3.4 Where the driveway meets Petticoat Lane, the junction form is a simple priority T with 
the bell mouth being approximately 6m in width.  This width is constrained by the 
presence of a boundary wall to No.36 Petticoat Lane on the northern side and a post 
and rail fence on the southern side.  See Photograph 1 below:  

 
PHOTOGRAPH 1:  Existing Site Access 

3.5 Visibility to the left on egress from the driveway is approximately 6m to the nearside 
edge of carriageway or 12m to the centreline.  The visibility is restricted by the presence 
of a high stone boundary wall positioned at the edge of the carriageway. 
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3.6 To the right on egress, visibility is approximately 21m to the nearside edge of 
carriageway or approximately 33m to the centreline.  Photograph 2 and Photograph 3 
below show the existing visibility splays in each direction.  

 
PHOTOGRAPH 2:  Visibility to the Left 

 
PHOTOGRAPH 3:  Visibility to the Right 

3.7 The above visibility is measured from a point 2.4m back from the carriageway edge 
along the centreline of the driveway and needs to be related to the recommended 
visibility for the 30mph speed limit that applies to Petticoat Lane, i.e. 2.4m by 43m.  The 
available visibility in both directions is therefore below that theoretically required for the 
posted speed limit. 

3.8 Notwithstanding, visibility can be based on the actual speed of passing traffic when this 
is known and to this end an Automatic Traffic Counter (ATC) loop was installed on 
Petticoat Lane between Wednesday 10th July and Tuesday 16th July 2019.  The results 
are attached as Appendix B of this Note and are summarised in Table 1 overleaf.  

3.9 Daily traffic flows on Petticoat Lane are very low being approximately 160 two-way 
vehicles per day and up to approximately 20 two-way vehicles in the worst case peak 
hour.  This equates to one vehicle travelling in one direction or the other every three 
minutes on average. 
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3.10 Average traffic speeds are approximately 15mph whereas the 85th percentile speeds 
(used for design purposes) are less than 18mph.  Existing traffic speeds are therefore 
also very low. 

 Northwest B’nd Southeast B’nd Two-way 

AM Peak (weekday average) 10 9 19 

PM Peak (weekday average) 6 6 12 

Daily (weekday average) 80 77 157 

Average Speed 15.0mph 14.4mph n/a 

85th percentile speed 17.4mph 15.9mph n/a 

TABLE 1:  Results of ATC Survey 

3.11 Based on the speeds recorded through the ATC, it is clear that a design speed of 20mph 
is more appropriate than the 30mph speed limit.  A 20mph design speed equates to 
required visibility splays of 2.4m by 25m.  Visibility to the left on egress from the existing 
driveway therefore remains below that required while visibility to the right on egress is 
broadly at the required level. 

3.12 The low traffic volumes and low traffic speeds are a function of the nature of Petticoat 
Lane and its position in the highway network.  In the past, the Lane provided a route 
between the A3098 at the bottom of Tower Hill and Dilton Marsh village centre, however, 
the road system was reconfigured as part of the large scale residential development at 
nearby Westbury Leigh.  Although still a through route, Petticoat Lane no longer provides 
the short cut it once did and hence traffic volumes are low. 

3.13 The southeast end of the Lane is very narrow with signage advising of a 6’ width 
restriction except for access.  There is also a low railway bridge subject to a 13’ 9” height 
restriction.  Elsewhere along the length of the Lane there are numerous driveway 
accesses, limited footway provision, restricted forward visibility and a variable 
carriageway width that does not generally allow two opposing vehicles to pass without 
care being taken.    

3.14 The northwest section of the Lane is generally of a higher standard with the carriageway 
width in the immediate vicinity of the shared private driveway being approximately 4.8m.  
This then narrows to approximately 3.5m on the approach to the Whitecroft side road 
junction before widening again to approximately 5.5m on the approach to its junction 
with the B3099 High Street.   

3.15 Visibility on egress from Petticoat Lane at the High Street junction is generally good 
although occasionally impacted by on-street parking when looking to the left. 

3.16 Pedestrian footways beside Petticoat Lane are available in short lengths in various 
locations however there is no continuity along the length.  In many locations there are 
no footways with pedestrians and vehicles needing to share the available carriageway 
width.  
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3.17 The design guide ‘Manual for Streets’ identifies that the concept of ‘shared space’ is 
acceptable where two-way traffic flows are generally less than approximately 100 
vehicles per hour.  The ATC identified peak hour traffic flows of approximately 20 two-
way vehicles meaning that Petticoat Lane currently operates appropriately as a shared 
space environment.  This is particularly the case given that there are numerous 
gateways and driveways that allow pedestrians to temporarily step out of the path of 
approaching vehicles should they wish to do so.  

4 Proposed Development Access Arrangements 

4.1 As previously identified, the site is being promoted for residential development through 
the Dilton Marsh Neighbourhood Plan process.  At present there are no architectural 
layout plans for the potential development and therefore the number of residential 
dwellings the site could accommodate is not known.   

4.2 Typical housing densities are between 30 and 40 dwellings per hectare so, based simply 
on the 0.98 hectare site area, it could accommodate up to 40 dwellings.  However, there 
are boundary constraints associated with the site so it is considered more likely that 
development would be limited to approximately 30 dwellings. 

4.3 A development of up to 30 dwellings would require an access built to adoptable 
standards and provided with visibility splays that accord with the traffic speeds recorded 
through the ATC.  The plan attached as Appendix C of this Note identifies an 
appropriate access layout and is discussed further below.  

4.4 The standard carriageway width for this scale of development is 5.5m although it may 
be possible to reduce this to 4.8m through discussion with the Highway Authority.  The 
access plan shows provision of a 5.5m carriageway width as a worst case.  The access 
plan also shows provision of 2.4m by 25m visibility splays in both directions suitable for 
a 20mph design speed (ATC identified a maximum 85th percentile speed of 17.4mph).   

4.5 To the right on egress from the proposed access, an appropriate splay can be provided 
although this passes slightly over the existing parking area for No.32 Petticoat Lane.  
This property is owned by the potential applicant so it would be possible to reconfigure 
the parking area and access it from within the proposed development site should this be 
required.  The area within the visibility splay could then be dedicated to the Highway 
Authority to secure the splay in the long term. 

4.6 A similar situation exists when looking to the left on egress from the proposed access 
with the required visibility splay passing through the garden area of No.36 Petticoat 
Lane.  Again, this property is owned by the potential applicant so it would be possible to 
realign the existing boundary wall to provide the required splay.  It would also be possible 
to relocate the off-street parking associated with this property to remove it from the 
access junction itself. 

4.7 The proposed access plan also shows provision of a 2.0m wide pedestrian footway 
beside the site access road.  This is shown connecting to the existing section of footway 
on the northern side of Petticoat Lane. 
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4.8 Within the site, the existing driveway leading to the Social Club is shown slightly 
realigned such that it forms a side road to the newly created residential access road.  

5 Traffic Impact 

5.1 An initial review of the TRICS trip rate database identifies that a typical residential 
development in a location such as Dilton Marsh would likely generate approximately 
0.45 two-way vehicle trips per dwelling in the AM peak hour, approximately 0.53 two-
way vehicle trips per dwelling in the PM peak hour, and approximately 4.53 two-way 
vehicle trips per dwelling across the course of a 12 hour day. 

5.2 Assuming up to 30 new dwellings, this equates to an additional 14, 16 and 136 two-way 
vehicle movements on Petticoat Lane during the AM peak hour, PM peak hour and 
across the 12 hour day respectively.  Referencing the results of the ATC in Table 1 
above, the proposals would effectively double the volume of traffic using the lane which 
is considered accurate given that the lane already provides access to a similar number 
of properties. 

5.3 Post development, two-way traffic flows on Petticoat Lane would increase to 
approximately 35 two-way vehicles in the worst case AM and PM highway peak hours.  
This remains a small number equating to one vehicle travelling in one direction or the 
other every 1.7 minutes on average.  The overall flow also remains less than the 100 
vehicles per hour value identified by Manual for Streets as being appropriate for a shared 
space environment where there is no separate pedestrian footway provision.  

5.4 It is considered that subject to provision of an appropriate site access junction (as 
previously discussed), the proposed residential development of the No.34 Petticoat 
Lane site would not lead to any significant adverse traffic impacts or require any off-site 
highway improvements. 

6 Non-Car Accessibility 

6.1 The ability to walk, cycle and use public transport when travelling to and from a potential 
development site is also of importance in planning and highway terms.  Sites can be 
refused planning permission where they are wholly reliant on use of the private car. 

6.2 The walking distance to key day to day services and facilities is an important aspect with 
the Petticoat Lane site being relatively well served in this respect.  The village provides 
a Primary School, Farm Shop, Post Office, Church, Social Club, Community Hall and 
Public House with a Convenience Store and Doctor’s Surgery being available in nearby 
Westbury Leigh.  All of these services and facilities are available within a walking time 
of approximately 15 minutes. 

6.3 A cycling distance of 5km is generally taken as being acceptable for day to day journeys 
with this distance not only covering the whole of the village, but also the whole built up 
area of Westbury.  This means that all the services, facilities and employment 
opportunities available within Westbury are accessible by cycling from the proposed site. 
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6.4 The No. 47/X47 bus operates through Dilton Marsh with stops either side of High Street 
within approximately 200m walk of the centre of the site.   

6.5 The service operates an hourly frequency between Frome and Westbury (and return) 
and caters for day to day journeys to and from these higher order settlements. 

6.6 Dilton Marsh also benefits from a Railway Station located approximately 650m walk from 
the centre of the site.  The Station provides 9 trains per day in both directions serving 
Westbury, Bristol, Chippenham, Swindon, Salisbury and Southampton and numerous 
other stations along the routes.  Westbury Railway Station is within appropriate cycling 
distance of the site and provides additional services to a wider range of destinations 
including London Paddington. 

6.7 It is considered that the non-car accessibility of Dilton Marsh is good and that there are 
genuine opportunities for future residents of the proposed site to travel by sustainable 
modes of transport.  

7 Conclusions 

7.1 Land at No. 34 Petticoat Lane, Dilton Marsh is being promoted for residential 
development through the Dilton Marsh Neighbourhood Plan process.  The site is just 
under 1 hectare in area and could accommodate up to approximately 30 residential 
units. 

7.2 The existing vehicular access to the site would be upgraded to an adoptable standard 
with visibility splays provided commensurate with the existing traffic speeds on Petticoat 
Lane.  Works would be required within the curtilage on No. 32 and 36 Petticoat Lane in 
order to create the required visibility splays however these properties are in the same 
ownership as the potential applicant and therefore the works are deliverable. 

7.3 The upgraded access would also include a pedestrian footway linking to the existing 
footway on the northern side of Petticoat Lane. 

7.4 Traffic flows on Petticoat Lane would increase by 16 two-way vehicle movements in the 
worst case PM peak hour, i.e. one extra vehicle travelling in one direction or the other 
approximately every 4 minutes on average.  Overall traffic flows on Petticoat Lane post 
development would remain low at approximately 35 two-way vehicles in the worst case 
highway peak hours. 

7.5 The increase in traffic flows would not warrant any off-site highway improvements as the 
two-way traffic flows remain much less than the 100 two-way vehicles per hour where 
footway provision becomes a requirement. 

7.6 Dilton Marsh is a sustainable settlement with viable choices of travel mode for all trip 
purposes.  The site is therefore not dependent solely on the use of the private car.           

7.7 Given the above, it is considered that there are no transport or highway issues that would 
prevent future development of the No.34 Petticoat Lane, Dilton Marsh site.  
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Policy Map Extract & Site Photographs  
Land at Petticoat Lane, Dilton Marsh BA13 4DG 

Site Area = c. 0.98ha 
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Dilton Marsh ATC

Channel 1 - Northwestbound Vehicle Flow Week 1

10/07/2019 11/07/2019 12/07/2019 13/07/2019 14/07/2019 15/07/2019 16/07/2019
Hr Ending Wednesday Thursday Friday Saturday Sunday Monday Tuesday 5 Day Ave 7 Day Ave

1 0 0 0 0 0 0 0 0 0
2 0 0 1 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0
4 0 0 0 0 0 0 0 0 0
5 0 0 0 0 0 1 2 1 0
6 0 0 1 1 0 0 0 0 0
7 0 0 2 1 1 0 0 0 1
8 7 1 7 1 1 9 6 6 5
9 14 13 7 3 4 12 6 10 8

10 8 9 4 6 5 6 4 6 6
11 4 2 5 6 12 3 3 3 5
12 6 3 4 5 8 5 3 4 5
13 5 4 7 2 2 4 11 6 5
14 1 6 3 3 2 1 3 3 3
15 6 1 4 3 4 6 6 5 4
16 3 7 8 4 2 3 13 7 6
17 4 5 6 8 6 5 5 5 6
18 4 11 4 7 3 5 5 6 6
19 1 1 8 6 3 1 13 5 5
20 3 0 9 5 3 2 7 4 4
21 4 0 1 2 2 3 2 2 2
22 3 3 4 2 3 3 4 3 3
23 3 1 2 1 0 3 2 2 2
24 1 0 1 1 0 1 1 1 1

7-19 63 63 67 54 52 60 78 66 62
6-22 73 66 83 64 61 68 91 76 72
6-24 77 67 86 66 61 72 94 79 75
0-24 77 67 88 67 61 73 96 80 76
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Dilton Marsh ATC

Channel 1 - Northwestbound Average Speed Week 1

10/07/2019 11/07/2019 12/07/2019 13/07/2019 14/07/2019 15/07/2019 16/07/2019
Hr Ending Wednesday Thursday Friday Saturday Sunday Monday Tuesday

1 - - - - - - - -
2 - - 15.5 - - - - -
3 - - - - - - - -
4 - - - - - - - -
5 - - - - - 15.5 15.5 -
6 - - 15.5 15.5 - - - -
7 - - 15.5 15.5 25.5 - - -
8 16.9 25.5 12.5 15.5 15.5 16.5 15.4 -
9 16.9 15.4 13.9 18.8 15.5 17.2 15.4 -
10 12.9 13.2 10.2 15.4 19.5 13.8 10.2 -
11 12.9 10.2 15.5 12.0 12.9 12.0 12.0 -
12 15.4 15.5 10.2 19.5 16.8 15.4 8.5 -
13 11.3 12.9 16.9 20.5 20.5 12.9 17.3 -
14 15.5 18.8 12.0 12.0 15.5 15.5 12.0 -
15 13.8 25.5 15.5 15.5 15.5 13.8 15.5 -
16 15.5 15.5 15.4 18.0 10.2 15.5 14.6 -
17 12.9 13.3 15.5 18.0 20.5 13.4 15.5 -
18 12.9 14.5 12.9 11.0 15.5 13.4 11.3 -
19 15.5 15.5 15.4 15.5 15.3 15.5 15.5 -
20 8.5 - 14.3 13.4 15.5 10.2 12.5 -
21 12.8 - 15.5 15.5 20.5 15.3 15.5 -
22 8.5 15.5 12.9 15.5 22.2 15.3 12.9 -
23 15.5 15.5 15.5 15.5 - 15.5 15.5 -
24 25.5 - 25.5 5.0 - 25.5 25.5 -

10-12 14.4 13.4 13.2 15.4 14.4 14.1 10.2 -
14-16 14.3 16.8 15.4 16.9 13.8 14.3 14.9 -
0-24 14.2 15.1 14.4 15.3 16.6 15.0 14.5 -

Average 15.0

Channel 1 - Northwestbound 85th Percentile

10/07/2019 11/07/2019 12/07/2019 13/07/2019 14/07/2019 15/07/2019 16/07/2019
Hr Ending Wednesday Thursday Friday Saturday Sunday Monday Tuesday

1 - - - - - - - -
2 - - - - - - - -
3 - - - - - - - -
4 - - - - - - - -
5 - - - - - - 15.8 -
6 - - - - - - - -
7 - - 16.0 - - - - -
8 26.2 - 15.6 - - 25.7 25.6 -
9 17.0 26.3 16.5 25.8 15.5 26.0 25.5 -
10 16.1 15.6 16.2 26.1 26.0 15.8 16.0 -
11 15.8 16.1 15.5 15.7 16.4 16.1 16.2 -
12 25.8 16.0 16.1 25.7 16.9 26.0 16.0 -
13 16.3 15.8 25.6 26.1 26.2 15.7 26.3 -
14 - 26.1 15.6 15.6 16.0 - 15.6 -
15 16.3 - 16.3 16.0 16.0 16.2 15.7 -
16 16.3 15.8 25.8 26.4 16.0 16.0 26.2 -
17 16.2 25.8 15.5 25.8 25.9 15.9 16.0 -
18 15.5 26.3 15.8 16.3 15.9 15.6 15.9 -
19 - - 15.9 15.9 25.8 - 15.6 -
20 16.4 - 15.8 15.8 15.6 16.0 16.2 -
21 26.3 - - 16.4 25.7 26.3 16.4 -
22 15.9 16.1 16.5 16.1 26.5 26.1 16.0 -
23 16.5 - 15.9 - - 16.3 15.6 -
24 - - - - - - - -

10-12 15.6 16.4 15.7 25.6 15.6 15.7 15.9 -
14-16 16.4 16.8 25.7 17.0 15.9 15.6 16.0 -
0-24 15.9 16.2 16.1 16.2 25.9 15.6 16.0 -

85th %ile 17.4



Dilton Marsh ATC

Channel 1 - Northwestbound Speed Summary Week 1

10/07/2019 11/07/2019 12/07/2019 13/07/2019 14/07/2019 15/07/2019 16/07/2019
Speed (MPH) Wednesday Thursday Friday Saturday Sunday Monday Tuesday

0-30 77 67 88 67 61 73 96
31-45 0 0 0 0 0 0 0
46-60 0 0 0 0 0 0 0

61- 0 0 0 0 0 0 0

TOTAL 77 67 88 67 61 73 96
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Dilton Marsh ATC

Channel 1 - Northwestbound Vehicle Class Week 1

Classes Car / LGV / OGV1 / Bus OGV2 TOTAL
Day / Time Caravan - 1 - 2,3,5,6,7,12 - 4,8,9,10,11,13 - 1-13

10/07/2019
7-19 55 8 0 63
6-22 64 9 0 73
6-24 68 9 0 77
0-24 68 9 0 77

11/07/2019
7-19 52 11 0 63
6-22 55 11 0 66
6-24 56 11 0 67
0-24 56 11 0 67

12/07/2019
7-19 60 7 0 67
6-22 76 7 0 83
6-24 78 8 0 86
0-24 79 9 0 88

13/07/2019
7-19 50 4 0 54
6-22 60 4 0 64
6-24 62 4 0 66
0-24 63 4 0 67

14/07/2019
7-19 51 1 0 52
6-22 60 1 0 61
6-24 60 1 0 61
0-24 60 1 0 61

15/07/2019
7-19 52 8 0 60
6-22 59 9 0 68
6-24 63 9 0 72
0-24 64 9 0 73

16/07/2019
7-19 70 8 0 78
6-22 82 9 0 91
6-24 84 10 0 94
0-24 86 10 0 96

Average
7-19 56 7 0 62
6-22 65 7 0 72
6-24 67 7 0 75
0-24 68 8 0 76

90%
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Dilton Marsh ATC

Channel 2 - Southeastbound Vehicle Flow Week 1

10/07/2019 11/07/2019 12/07/2019 13/07/2019 14/07/2019 15/07/2019 16/07/2019
Hr Ending Wednesday Thursday Friday Saturday Sunday Monday Tuesday 5 Day Ave 7 Day Ave

1 0 0 0 0 1 0 0 0 0
2 0 0 0 0 1 0 0 0 0
3 0 0 0 0 0 1 0 0 0
4 0 0 0 0 0 0 0 0 0
5 0 0 0 0 1 0 0 0 0
6 0 0 2 0 0 0 3 1 1
7 0 0 0 0 0 0 0 0 0
8 3 1 3 1 0 2 4 3 2
9 15 8 5 3 2 11 4 9 7

10 3 4 3 4 4 3 5 4 4
11 3 2 7 4 7 4 8 5 5
12 3 6 5 2 7 4 4 4 4
13 9 8 10 6 5 5 10 8 8
14 3 3 3 2 4 2 2 3 3
15 2 7 2 3 4 2 1 3 3
16 13 11 4 4 4 12 6 9 8
17 5 3 7 3 1 9 3 5 4
18 8 5 7 4 1 7 4 6 5
19 4 1 5 10 3 3 5 4 4
20 3 0 1 4 2 5 1 2 2
21 4 0 7 3 6 4 4 4 4
22 1 2 6 1 0 2 8 4 3
23 2 2 4 3 1 2 5 3 3
24 1 0 1 1 1 0 1 1 1

7-19 71 59 61 46 42 64 56 62 57
6-22 79 61 75 54 50 75 69 72 66
6-24 82 63 80 58 52 77 75 75 70
0-24 82 63 82 58 55 78 78 77 71
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Dilton Marsh ATC

Channel 2 - Southeastbound Average Speed Week 1

10/07/2019 11/07/2019 12/07/2019 13/07/2019 14/07/2019 15/07/2019 16/07/2019
Hr Ending Wednesday Thursday Friday Saturday Sunday Monday Tuesday

1 - - - - 25.5 - - -
2 - - - - 15.5 - - -
3 - - - - - 25.5 - -
4 - - - - - - - -
5 - - - - 15.5 - - -
6 - - 15.5 - - - 15.5 -
7 - - - - - - - -
8 15.5 5.0 12.0 15.5 - 15.5 12.9 -
9 13.4 12.9 11.3 22.2 15.5 11.7 15.5 -
10 12.0 7.6 12.0 10.2 15.5 12.0 15.4 -
11 8.5 10.2 12.5 15.5 16.9 7.6 11.6 -
12 18.8 15.5 9.2 10.2 14.0 20.5 7.6 -
13 15.4 11.6 12.3 13.8 15.5 15.4 13.4 -
14 15.5 15.5 5.0 15.5 18.0 15.5 5.0 -
15 15.5 14.0 10.2 12.0 18.0 15.5 5.0 -
16 14.7 14.5 15.5 18.0 15.5 15.5 15.5 -
17 15.4 15.5 16.9 12.0 15.5 16.6 15.5 -
18 11.5 15.5 15.5 18.0 15.5 13.9 15.5 -
19 20.5 15.5 15.5 13.4 18.8 18.8 15.5 -
20 12.0 - 15.5 10.2 15.5 15.4 15.5 -
21 12.8 - 14.0 15.5 15.4 15.4 15.5 -
22 15.5 10.2 15.5 5.0 - 15.5 15.5 -
23 10.2 15.5 15.4 15.5 15.5 10.2 15.4 -
24 33.0 - 25.5 25.5 15.5 - 25.5 -

10-12 13.7 14.2 11.1 13.8 15.5 14.1 10.2 -
14-16 14.8 14.3 13.8 15.4 16.8 15.5 14.0 -
0-24 14.4 13.3 13.6 14.4 16.2 14.8 14.0 -

Average 14.4

Channel 2 - Southeastbound 85th Percentile

10/07/2019 11/07/2019 12/07/2019 13/07/2019 14/07/2019 15/07/2019 16/07/2019
Hr Ending Wednesday Thursday Friday Saturday Sunday Monday Tuesday

1 - - - - - - - -
2 - - - - - - - -
3 - - - - - - - -
4 - - - - - - - -
5 - - - - - - - -
6 - - 16.4 - - - 16.2 -
7 - - - - - - - -
8 15.7 - 16.1 - - 16.2 15.9 -
9 15.8 15.8 15.8 26.2 16.0 16.0 16.2 -
10 15.6 15.8 15.6 15.7 15.7 16.1 25.8 -
11 16.1 15.5 16.0 15.9 17.0 15.7 15.9 -
12 25.7 16.0 15.7 16.0 16.2 26.0 15.9 -
13 26.4 15.7 16.5 16.3 16.1 26.2 16.4 -
14 15.6 16.4 5.1 16.0 26.3 16.3 5.1 -
15 15.9 16.1 15.5 15.9 25.7 15.9 - -
16 15.8 16.3 15.8 26.0 16.3 16.4 15.8 -
17 26.4 16.4 17.0 15.7 - 26.2 15.6 -
18 16.3 15.8 16.4 26.1 - 15.6 15.7 -
19 25.8 - 16.0 16.0 25.6 26.1 15.6 -
20 16.2 - - 16.2 15.6 26.2 - -
21 25.8 - 16.3 16.4 26.3 25.5 16.5 -
22 - 15.6 16.3 - - 15.9 16.0 -
23 15.5 16.1 26.2 15.8 - 15.9 26.0 -
24 - - - - - - - -

10-12 26.3 15.9 16.5 15.7 15.6 25.8 15.7 -
14-16 15.8 16.5 15.8 16.0 16.8 16.5 15.9 -
0-24 15.7 15.6 16.0 15.7 16.3 16.3 15.9 -

85th %ile 15.9



Dilton Marsh ATC

Channel 2 - Southeastbound Speed Summary Week 1

10/07/2019 11/07/2019 12/07/2019 13/07/2019 14/07/2019 15/07/2019 16/07/2019
Speed (MPH) Wednesday Thursday Friday Saturday Sunday Monday Tuesday

0-30 81 63 82 58 55 78 78
31-45 1 0 0 0 0 0 0
46-60 0 0 0 0 0 0 0

61- 0 0 0 0 0 0 0

TOTAL 82 63 82 58 55 78 78
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Dilton Marsh ATC

Channel 2 - Southeastbound Vehicle Class Week 1

Classes Car / LGV / OGV1 / Bus OGV2 TOTAL
Day / Time Caravan - 1 - 2,3,5,6,7,12 - 4,8,9,10,11,13 - 1-13

10/07/2019
7-19 62 9 0 71
6-22 70 9 0 79
6-24 72 10 0 82
0-24 72 10 0 82

11/07/2019
7-19 47 12 0 59
6-22 49 12 0 61
6-24 51 12 0 63
0-24 51 12 0 63

12/07/2019
7-19 57 4 0 61
6-22 71 4 0 75
6-24 76 4 0 80
0-24 77 5 0 82

13/07/2019
7-19 41 5 0 46
6-22 49 5 0 54
6-24 53 5 0 58
0-24 53 5 0 58

14/07/2019
7-19 41 1 0 42
6-22 49 1 0 50
6-24 51 1 0 52
0-24 54 1 0 55

15/07/2019
7-19 53 11 0 64
6-22 64 11 0 75
6-24 66 11 0 77
0-24 67 11 0 78

16/07/2019
7-19 48 8 0 56
6-22 61 8 0 69
6-24 67 8 0 75
0-24 69 9 0 78

Average
7-19 50 7 0 57
6-22 59 7 0 66
6-24 62 7 0 70
0-24 63 8 0 71

89%

11%

0%

Total Vehicle Class Distribution
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AONB Office, Rushmore Farm, Tinkley Bottom, Tollard Royal, Salisbury SP5 5QA 

Tel: 01725 517417      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 
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ENCS:  Annex A AONB Partnership Structure 

  Annex B AONB Status and Significance 

 Annex C Conserving Wiltshire’s Dark Night Skies 

  Annex D Examples of Ecological Emergency / Environmental  

and Dark Night Sky Policies 
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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: 01725 517417          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) 
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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 

 

 

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. 
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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. 



 

International Dark Sky Reserve 2019 
 

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 
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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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Calne Without Parish Council 
Station House, Black Dog, Calne, Wiltshire SN11 0LU 

Email: clerk@calnewithout-pc.gov.uk Tel. 07771888956 
 
Spatial Planning  
Wiltshire Council  
 
By email spatialplanningpolicy@wiltshire.gov.uk  
 
 
8th March 2021  
 
 
Dear Mr Fox,  
 
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 
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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 



 

 13 

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 
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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?  
 



 

 18 

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. 

 
 
 
 
 
 


