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Information about Wiltshire Council services can be made available in other formats
(such as large print or audio) and languages on request. Please contact the council
on 0300 456 0100, by textphone on (01225) 712500 or by email on
customerservices@wiltshire.gov.uk.
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Na zyczenie udostepniamy informacje na temat ustug oferowanych przez wladze samorzadowe
hrabstwa Wiltshire (Wiltshire Council) w innych formatach (takich jak duzym drukiem lub w wers;ji
audio) i w innych jezykach. Prosimy skontaktowac sie z wiadzami samorzadowymi pod numerem
telefonu 0300 456 0100 lub telefonu tekstowego (01225) 712500 badz za posrednictwem poczty
elektronicznej na adres: customerservices@wiltshire.gov.uk
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1 Introduction

Purpose of the Plan

11 The Wiltshire Core Strategy (WCS) @) identifies Chippenham as a Principal Settlement. It
also identifies the general scale of growth at Chippenham, but does not identify specific
sites to deliver the growth. It is the purpose of this Site Allocations Plan to identify the
strategic sites which will best support the town's future and which are the most environmentally
appropriate in accordance with the overarching policies of the Wiltshire Core Strategy.

1.2 The purpose of this plan is to identify large mixed use sites for businesses, new homes and
the infrastructure necessary to support them (strategic sites). In planning for the future growth
of the town the proposals of this plan seek to:

e  Provide opportunities for appropriate economic growth which supports both inward
investment and the expansion and creation of local businesses

e  Manage development to ensure the timely delivery of supporting infrastructure to mitigate
the impact of growth on local services and facilities

e  Promote mixed use development to provide the opportunity for people to choose to live
and work locally

° Protect, and where possible enhance, the natural, historic and built environment within
and surrounding the town whilst recognising development on the periphery of the town
is inevitable

e  Create new green infrastructure which improves access to and appreciation of the river
corridor running through the town

e Respect the individual identities of villages within the landscape setting of Chippenham
and their relationship to the town

Plan Area

1.3 The Plan area is identified in Figure 1.1. It includes the parish of Chippenham Town and
parts of Bremhill, Calne Without, Chippenham Without, Kington St Michael, Lacock and
Langley Burrell Parishes. The area has been defined by reference to the sites identified in
the Strategic Housing Land Availability Assessment (SHLAA) 2012® which relate to
Chippenham Town. The Plan area also recognises the visual relationship between
Chippenham and surrounding smaller settlements. Evidence to support the plan has not
been constrained by the plan area boundary but has been guided by evidence gathered in
relation to specific topics, for example visual relationships are identified in Evidence Paper
4: Landscape Assessment.

14 The Plan area includes land outside the Chippenham Community Area within the Calne and
Corsham Community Areas recognising that the purpose of the Plan is to identify the most
appropriate sites for large scale mixed use development at Chippenham irrespective of
administrative boundaries.

1 Wiltshire Core Strategy Development Plan Document, Adopted January 2015
http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/wiltshirecorestrategy.htm

2 Wiltshire Strategic Housing Land Availability Assessment
http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/strategichousinglandavailabilityassessment.htm as updated by
the Call for Sites exercise for Chippenham, Spring 2014
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Figure 1.1 Map of the Plan area
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How this Plan has been prepared

15 The WCS sets the scale of growth to be delivered at Chippenham for the period 2006-2026.
Core Policy 10 of the WCS requires that approximately 26.5 ha of employment land and at
least 4,510 new homes are delivered at the town by 2026 but does not identify specific sites
to deliver the growth. The selection of sites for allocation to deliver this growth has been
guided by the criteria included in Core Policy 10 and by the key issues identified in the
Chippenham Area Strategy section of the WCS (expressed at paragraphs 5.44 to 5.54).

1.6 The criteria in Core Policy 10 formed the basis for the comparative assessment of strategic
areas and sites. For each criteria, evidence was gathered to support decisions on the choice
of strategic areas and sites. The evidence papers are available on the council's website
(evidence papers) and are:

Evidence Paper 1: Economy

Evidence Paper 2: Housing and Community Facilities
Evidence Paper 3: Transport and Accessibility (Parts 1 and 2)
Evidence Paper 4: Landscape Assessment

Evidence Paper 5: Biodiversity

Evidence Paper 6: Flood Risk and Surface Water Management



http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/chippenhamsiteallocationsplan/chippenhamplanprogramme.htm

1.7 The Chippenham Site Allocations Plan (CSA Plan) has been informed by discussions,
submitted comments and events that were recorded as part of the WCS plan preparation
%\)/er the period 2009-2014 and targeted consultation with stakeholders on the CSA Plan.

Sustainability appraisal

1.8 The Council appointed consultant Atkins to undertake the sustainability appraisal of the CSA
Plan. Sustainability appraisal is integrated into the plan-making process, with outputs from
the appraisal work used to inform decisions made on the CSA Plan. A draft Sustainability
Report has been published alongside the draft CSA Plan.

1.9 Comments are invited on this version of the SA report during the consultation period in
accordance with Regulation 19 of the Town and Country Planning (Local Planning) (England)
Regulations 2012 (see below).

Policies Map

1.10 On adoption, the Wiltshire Policies Map will be amended to include the mixed use strategic
sites allocated in this plan at Rawlings Green, South West Chippenham and East Chippenham
as indicated at Appendix 1. The current settlement framework for Chippenham on the Wiltshire
Policies Map will also be amended to relate to the current built up area of the town as indicated
at Appendix 2.

How to comment on this Plan

1.11 This consultation is an opportunity to submit your comments on proposals set out within the
draft Chippenham Site Allocations Plan. The overall scale of growth proposed for Chippenham
has already been set out through the Wiltshire Core Strategy (at least 4,510 homes and
approximately 26.5 hectares of employment land by 2026). The Wiltshire Core Strategy also
introduces an employment led strategy for the town. The Chippenham Site Allocations Plan
needs to conform with the Wiltshire Core Strategy.

1.12 The council has produced a guide to making comments on the Chippenham Site Allocations
Plan. Comments should be submitted by using the representation form. The form asks
whether you consider the document to be 'sound' on four key points. These key points are
taken from the National Planning Policy Framework (NPPF) and should be considered in
responding to the consultation.

1.13 As stated in paragraph 182 of the National Planning Policy Framework, "The Local Plan [the
Chippenham Site Allocations Plan] will be examined by an independent inspector whose
role is to assess whether the plan has been prepared in accordance with the Duty to
Cooperate, legal and procedural requirements, and whether it is sound. A local planning
authority should submit a plan for examination which it considers is “sound” — namely that
itis:

e  Positively prepared — the plan should be prepared based on a strategy which seeks
to meet objectively assessed development and infrastructure requirements, including
unmet requirements from neighbouring authorities where it is reasonable to do so and
consistent with achieving sustainable development;

e Justified —the plan should be the most appropriate strategy, when considered against
the reasonable alternatives, based on proportionate evidence;

3 For further information on the consultation that has informed the plan see Chippenham Site Allocations Plan Consultation Statement,
February 2015
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e  Effective — the plan should be deliverable over its period and based on effective joint
working on cross-boundary strategic priorities; and

e Consistent with national policy — the plan should enable the delivery of sustainable
development in accordance with the policies in the Framework @) v

1.14 Comments are invited on the draft Chippenham Site Allocations Plan, the draft Sustainability
Appraisal Report and supporting evidence, during the consultation period which starts
at 9am on Monday 23 February and closes at 5pm on Wednesday 8 April 2015.

1.15 Comments can be submitted:

e online via the council's consultation portal: http://consult.wiltshire.gov.uk/portal/ (You
are encouraged to respond in this way if you can, to assist the council in managing the
representations received)

e by e-mail using the representation form available at:
www.wiltshire.gov.uk/chippenhamsiteallocationsplan and returned to
spatialplanningpolicy@wiltshire.gov.uk, or

e by postin writing to (please use the representation form): Spatial Planning, Economic
Development and Planning, Wiltshire Council, County Hall, Bythesea Road, Trowbridge,
Wiltshire BA14 8JN

1.16 Following the consultation, the council will consider the comments received before submitting
the Plan for examination. All comments received during the consultation will be passed on
to the appointed Inspector.

1.17 Any representation may be accompanied by a request to be notified at a specified address
of any of the following: that the Chippenham Site Allocations Plan has been submitted to
the Secretary of State for independent examination; that the Inspector's Report (including
any recommendations) into the Chippenham Site Allocations Plan has been published; and
that the Chippenham Site Allocations Plan has been adopted.

4 National planning policy is set out in the National Planning Policy Framework (DCLG, 2012) and Planning Policy Guidance (DCLG,
2014)
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2 Context

2.1 The Chippenham Site Allocations Plan has a very specific remit - to identify large mixed use
sites at Chippenham consistent with its status as a Principal Settlement in the Wiltshire Core
Strategy and to provide homes and jobs for the town's growing population. To understand
how the plan's proposals will affect the town there needs to be an appreciation of its

geography.

2.2 Natural and man-made boundaries define the edge of Chippenham. To the west and north
the A350 generally defines the edge of the town. To the east and south it is predominantly
defined by the floodplain and farmland. The River Avon flows southwards through the town.
Chippenham is one of the largest centres in Wiltshire, with a population of around 36,000.
It has excellent transport links, being in close proximity to the M4, the A350 and is located
on the main Bristol to London railway route (Great Western Railway). This locational strength
is a distinct reason for the town's important economic position. It is a focus for growth
capitalising on the towns access to the M4 corridor, London and wider markets. There is
strong demand for suitable land for employment growth in Chippenham, but a serious
shortage of supply exists. One of the Plan's main aims is therefore to remedy this shortage.

2.3 The town centre is subject to pressures from peripheral retail areas that compete with the
town centre for trade. Although there is a relatively strong retail offer in the town, people
often choose to shop in other nearby larger settlements, including Bath and Swindon. Recent
evidence shows that the need for new retail floorspace has declined in common with most
other areas as a result of factors like the recession and the impact of the growth of internet
trade. An aim of the Plan is therefore also to safeguard prospects for the town centre and
complement initiatives for its regeneration.

2.4 The town experiences out commuting for jobs notably to both Bath and Swindon but also
further afield to Bristol and London. Constraints and other features of importance are identified
on Inset Map 4: Chippenham of the Wiltshire Policies Map. Figure 2.1 illustrates Chippenham's
general location in relation to Wiltshire and the M4.



Figure 2.1 Chippenham Location Map
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2.5 The town's green infrastructure network, particularly along the River Avon, is a key feature
of the town that still connects and draws residents towards the river and town centre.
Developing possibilities to make more of the river around Chippenham is a longstanding
local ambition.
2.6 As a historic market town Chippenham has grown in the past and responded to change

brought about by the railway and new road connections. The historical development of the
town is described in the Chippenham Central Area Masterplan(s)

National policy context

National Planning Policy Framework

2.7 The National Planning Policy Framework® (NPPF) sets out the government's planning
policies for England. The NPPF must be taken into account in the preparation of local and
neighbourhood plans, and is a material consideration in planning decisions. One of its core

Chippenham Central Area Masterplan http://www.thechippenhamvision.co.uk/documents.aspx
National Planning Policy Framework, Department for Communities and Local Government, March 2012
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principles is that development should be genuinely plan-led, empowering local people to
shape their surroundings, with succinct local and neighbourhood plans setting out a positive
vision for the future of the area. This Plan is being prepared in accordance with that principle.

2.8 At the heart of the NPPF is a presumption in favour of sustainable development, which should
be seen as a 'golden thread' running through plan-making and decision-taking. For
plan-making, this means that local planning authorities should positively seek opportunities
to meet the development needs of their area. The NPPF asks that Councils boost significantly
housing supply. In recent times, house building in Chippenham has been at its lowest for
thirty years. The Plan allocates land to address this situation.

Local context
Wiltshire Core Strategy

2.9 The Wiltshire Core Strategym was adopted by Wiltshire Council on 20 January 2015. The
Core Strategy covers the whole of Wiltshire (excluding Swindon) and sets out the council's
spatial vision, key objectives and overall principles for development in the county to the year
2026. The Core Strategy has been produced to be consistent with national policy and the
Wiltshire Community Plan.

2.10 The Core Strategy identifies six key challenges for Wiltshire®):

e  Economic growth to reduce levels of out commuting from many of Wiltshire's settlements

e  Climate change opportunities to reduce greenhouse gas emissions and mitigate the
consequences of a changing climate

e  Providing new homes to complement economic growth and a growing population

e  Planning for a more resilient community

e  Safeguarding the environmental quality of the County whilst accommodating new growth,
and

e Infrastructure investment to meet the needs of the growing population and economy.

2.11 The Chippenham Site Allocations Plan is concerned with determining where the levels of
growth identified in the Wiltshire Core Strategy are to be delivered at Chippenham and faces
these same key challenges.

2.12 The Chippenham Area Strategy section of the Core Strategy sets out the main specific issues
that should be addressed in planning for the Chippenham Community Area, including
objectives to prioritise hew employment provision to help redress existing levels of net
out-commuting, manage the delivery of housing development throughout the plan period to
ensure a steady supply of new homes, and to enhance Chippenham's offer as a service
centre. Key issues and considerations include recognising the River Avon as an important
asset, recognising the ecological value of Birds Marsh Wood and the need for improvements
in public transport connectivity and pedestrian and cycle links to key locations in the town.

7 Wiltshire Core Strategy Development Plan Document, January 2015
http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/wiltshirecorestrategy.htm
8 Wiltshire Core Strategy, January 2015, paragraph 2.6-2.18
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The strategy for the Chippenham area

The strategy for Chippenham is based on delivering significant job growth, which will help to
improve the self-containment of the town by providing more jobs for local people. To ensure
employment is accessible to the local population a sustainable distribution and choice of
employment sites will be provided at the town. They will form part of mixed use urban extensions,
incorporating housing, that are well integrated with the town. Currently, the limited opportunities
for the redevelopment of brownfield sites in Chippenham means that it is necessary to identify
greenfield sites on the edge of town. The strategy will respond to the Community Area’s location
(in full or part) within a nationally designated landscape. In the Chippenham Community Area
this includes the Cotswolds Area of Outstanding Natural Beauty. It will deliver, within the overall
objective of conserving the designated landscape, a modest and sustainable level of development.

Strategically important mixed use sites for the town's expansion will be further identified in the
Chippenham Site Allocations Development Plan Document

(Wiltshire Core Strategy, January 2015, paragraph 5.47 and 5.47a)

2.13 The Wiltshire Core Strategy identifies the overall level of housing and employment growth
at the town but does not allocate strategic sites for development. Core Policy 10 establishes
a need to identify at least a further 2,625 dwelllngs (once existing completions and
commitments have been taken into account(g) and approximately 26.5ha of land for
employment development on land adjoining the built up area.

2.14 The role of this Chippenham Site Allocations Plan is to plan positively for the most appropriate
and sustainable large mixed use land opportunities necessary to deliver at least this scale
of growth. In this context there are a number of strategic areas where large mixed use sites
could be located and these broad 'strategic areas' are identified in the Wiltshire Core Strategy,
as illustrated in figure 2.2.

2.15 These broad ‘strategic areas’ for growth are indicated by barriers such as main roads, rivers
and the main railway line. The A350 is one such barrier to development, but is also considered
to be a clear and Ioglcal boundary to the town, which should not be breached unless other
options are exhausted 19 Hence no strategic areas, for the purpose of the CSA Plan, are
shown west of the A350.

9 Housing Land Supply Statement, April 2014 (published July 2014)
10 Briefing Paper 2: Definition of Strategic Areas (updated January 2015) provides a more detailed explanation of how the strategic
areas were defined http://www.wiltshire.gov.uk/chippenham-briefing-note-2-definition-of-strategic-areas-updated-2015-january.pdf
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Figure 2.2 Chippenham Strategic Areas, Wiltshire Core Strategy

Chippenham Strategic Areas
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Swindon and Wiltshire Local Economic Partnership

2.16 The Swindon and Wiltshire Local Economlc Partnership (LEP) are seeking to capitalise on
Wiltshire's pivotal location for growth D The location of Chippenham is recognised as
presenting an opportunity for economic growth given its proximity to the M4 and location on
the Great Western Railway. The Swindon and Wiltshire Strategic Economic Plan (SEP)
prioritises investment in improvements to the A350 Corridor and includes support for growth
in and around Chippenham.

2.17 In December 2014, the Swindon and Wiltshire LEP secured a £129 million 'Growth Deal'
from the Government's Local Growth Fund to support economic growth in the area®
Swindon and Wiltshire LEP and Central Government have agreed to co-invest in nine
identified jointly-agreed priorities including provisionally allocating funds to two projects that
will directly affect Chippenham:

e  Chippenham station hub - Redevelopment of Chippenham station including enhanced
parking and retail offer and new railway crossing

11 Swindon and Wiltshire Local Enterprise Partnership Proposal 2011

12 Swindon and Wiltshire Strategic Economic Plan: Aligning Local Innovation with Government Ambition March 2014 Swindon and
Wiltshire Local Enterprise Partnership http://www.swlep.biz/docs/1

13 Swindon and Wiltshire Strategic Economic Plan: Swindon and Wiltshire Secure £129 million Growth Deal, 19 December 2014
http://www.swlep.biz/news/206
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e  A350 Dualling Chippenham Bypass - Dualling the A350 north of Chippenham from
Badger Roundabout to Chequers Junction.

Wiltshire and Swindon Local Nature Partnership (Link2Nature)

2.18 The Wiltshire and Swindon Local Nature Partnership (Link2Nature) involves a wide range
of organisations linked to the natural environment. It works across a range for different
sectors to recognise and promote the value of the natural environment. In preparing the
plan, the Council has had regard to the main environmental priorities for Wiltshire, as identified
in Link2Nature’s Strategic Plan including biodiversity loss, water resource management,
impacts from population growth, climate change, engaging public health through access to
nature, sustainable economic growth and development, and engaging local people with their
environment.

Wiltshire Community Plan

2.19 The Wiltshire Community Plan 2011-2026: People, Places and Promises™ has three
overarching priorities:

e  Creating an economy that is fit for the future
e Reducing disadvantage and inequalities
e  Tackling the causes and effects of climate change.

2.20 Covering the same time period as the Wiltshire Core Strategy and the Chippenham Site
Allocations Plan to 2026, it recognises the role of development in helping to deliver the
promises of the community plan and to help define the sort of place Chippenham can be. It
also recognises the opportunities in Chippenham to enhance sustainable transport modes
and encourage more cycling and walking. Such opportunities to help deliver the promises
of the Community Plan should be acknowledged in proposals of the plan.

Chippenham Vision

2.21 The Chippenham Vision is an initiative to help make Chippenham a great place to live, work
and visit. It is a partnership of local authorities, organisations and groups; a framework for
managing and delivering change/ regeneration/ benefits and a description of the future for
Chippenham. Many elements of the Partnerships vision for Chippenham are relevant to the
development of the CSA Plan.

2.22 A specific role of the Chippenham Vision was to develop a masterplan for the centre of
Chippenham. Core Policy 9 of the Wiltshire Core Strategy (Chippenham Central Areas of
Opportunity) identifies redevelopment opportunities in Chippenham town centre and the
adjacent Langley Park area. Supported by Wiltshire Council, the Chippenham Vision
partnership published and consulted on a draft Chippenham Central Area Masterplan to
provide further detail and guidance on development to be brought forward in accordance
with Core Policy 9. The Masterplan(ls) is due to be adopted by the council as a supplementary
planning document (SPD) during 2015 to support the implementation of Core Policy 9 of the
Wiltshire Core Strategy. It was originally envisaged that elements of this masterplan may
need to be reflected in specific policies in the CSA Plan. However, the masterplan can be
supported and delivered through Core Policy 9 of the WCS alone. Instead the proposals of
the CSA Plan seek to deliver some of the wider aspirations of the Chippenham Vision, for
example greater access to the river corridor and investment in employment opportunities.

14  Wiltshire Community Plan 2011-2026: People, Places and Promises
http://www.wiltshire.gov.uk/communityandliving/communityplan/communityplanfag.htm
15 Chippenham Central Area Masterplan http://www.thechippenhamvision.co.uk/documents.aspx
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Relationship with Neighbourhood Planning

2.23 Parish and Town Councils have the opportunity to prepare neighbourhood plans for their
areas, which once ‘made’ (i.e. adopted by the local authority after a successful independent
examination and community referendum) form part of the development plan. Neighbourhood
plans can develop policies and proposals to address local place-based issues but are required
to be in general conformity with higher level plans (including the Wiltshire Core Strategy).
Neighbourhood plans may deal with non-strategic planning issues in accordance with the
approach described in NPPF paragraph 185 and cannot be used to undermine the strategic
policies for the local area. In January 2015 the parishes of Bremhill, Chippenham Without
and Langley Burrell are actively preparing a neighbourhood plan.

Cross-boundary matters

2.24 The Plan is prepared under a legal 'duty to cooperate' requirement through the Localism Act
2011 which requires local authorities to work with neighbouring authorities and other
prescribed bodies when preparing a development plan document. It places a legal duty on
local planning authorities in England and public bodies to engage constructively, actively
and on an ongoing basis to maximise the effectiveness of local plan preparation in the context
of strategic matters. When preparing plans local authorities should also have regard to Local
Enterprise Partnerships and Local Nature Partnerships in their area.

2.25 The Council engaged with neighbouring authorities and statutory consultees throughout the
preparation of the WCS, which sets the framework for this Chippenham Site Allocations
Plan. This engagement is documented in evidence to the WCS. 18 The strategy for
Chippenham within the WCS is based on delivering significant job growth, which will help
to improve the self containment of the town by providing more jobs for local people and
helping to redress the existing levels of out-commuting to settlements such as Bath, Bristol
and Swindon.

2.26 How the outcomes from the duty to cooperate has informed the preparation of the Chipenham
Site Allocations Plan is set out in a separate report( ",

16 Statement on Duty to Cooperate, July 2012 and Factual addendum on Wiltshire Council’s Statement on Duty to Cooperate. May
2013. There were also a series of Statements of Common Ground with each of the prescribed bodies as part of preparing for the
examination of the WCS

17 Chippenham Site Allocations Plan: draft Statement on Duty to Cooperate, February 2015
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3 Vision and objectives

AVision for Chippenham

3.1 Wiltshire Council, as part of the Chippenham Vision, have worked together since 2010 to
develop a strong, positive future for Chlppenham 18) . The collaboration informed both the
Wiltshire Core Strategy content for Chippenham and the Chippenham Central Area Master
Plan.

3.2 The strategy for Chippenham, as explained in the Wiltshire Core Strategy 19 is based on

delivering significant job growth, which will help to improve the self-containment of the town

by providing more jobs for local people. To ensure employment is accessible to the local
population a suitable distribution and choice of employment sites should be provided at the
town. Employment sites should form part of mixed use urban extensions, incorporating
housing, that are well integrated with the town. As identified in the Core Strategy, currently,
the limited opportunities for the redevelopment of brownfield sites in Chippenham means
that it is necessary to identify greenfield sites on the edge of town. The Core Strategy
establishes that the strategy for growth at Chippenham should focus on mixed use strategic
sites (paragraph 5.54a). The WCS also recognises the need to improve public transport
connectivity and pedestrian and cycle links; protect landscape character and biodiversity
and recognises the role of the River Avon as an important asset running through the town.

3.3 All these issues are reflected in the Vision for Chippenham included in the draft Chippenham
Central Area Masterplan. @9 For this reason it is proposed that the same vision is adopted
for the Chippenham Site Allocation Plan to demonstrate support for a joint vision for the
town.

18 Chippenham Visioning: ATLAS Report on the visioning event held on 23 September 2010 brings together previous work and
summarises a workshop event to help develop a long term vision for the town
http://www.wiltshire.gov.uk/chippenham-visioning-event-report-september-2010.pdf

19  Wiltshire Core Strategy, January 2015, paragraphs 5.47 and 5.47a supported by the issues and consideration set out at paragraph
5.48

20 Chippenham Central Area Masterplan Page 18 http://www.thechippenhamvision.co.uk/documents.aspx.
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Document 1 - Council 10 May 2016

Chippenham Vision

Chippenham will strive to be as attractive as possible in terms of shopping and leisure
provision and will emphasise its role as a Riverside Market town surrounded by beautiful
countryside and attractive villages.

Chippenham will recognise and build on its natural assets and its important heritage will be
cherished. Its setting on the River Avon will be its defining and connecting feature combined
with the historic centre, the market, pleasant parks and open spaces; creating a thriving
artery and distinctive identity for the town.

Chippenham will be a place where young people choose to stay to live and work, because
of the excellent education facilities, the choice and quality of work, which are complimented
by its programme of events, festivals and activities.

Chippenham will be a retail destination of choice for the surrounding area due to its range
of shops, excellent market, lively cafés and restaurants and leisure facilities which are
complimented by its programme of events, festivals and activities.

Chippenham will take advantage of its excellent rail and road links and its position on the
high tech corridor between London, Bristol and beyond. It will strengthen its offer and role
as a business location ensuring people can live and work locally.

Chippenham will have an integrated approach to transport so that traffic flow will be more
efficient, the town centre will be less congested and there will be improved access for
sustainable modes of transport.

Objectives

3.4

Criteria in Core Policy 10 effectively set out a series of objectives to guide the provision of
growth at the town. Through the objectives set out below, the CSA Plan seeks to deliver
the changes anticipated in the WCS at paragraphs 5.49-5.52 within the Chippenham Area
Strategy and help deliver the broader vision for Chippenham set out above..

Objective 1: delivering economic growth

3.5

As the Core Strategy acknowledges, new employment provision in Chippenham is a priority
and will help to redress the existing levels of net out-commuting. Land for new employment
generating uses is allocated as an important element on each strategic site. Evidence Paper
1: Economy (1) recognises that there needs to be a range and choice of employment sites
to provide the best possible prospects for employers to invest locally. Chippenham is a good
location on both the M4/Great Western main line corridor and the A350 corridor. At the
moment evidence shows there is a lack of available employment land and premises.

Rectifying this position must be a priority if the vision is to provide a choice of quality work
for young people and to reduce net out commuting. Part of the role of the Site Allocations
Plan is to build upon the successful employment locations in Chippenham already protected
for employment uses through Wiltshire Core Strategy Core Policy 35; deliver the opportunities
for employment uses identified through the Chippenham Central Area masterplan and to
identify new employment land to ensure that Chippenham can meet the needs of employers

21

Evidence Paper 1 Economy Interim Paper December 2014 http://www.wiltshire.gov.uk/chippenham-evidence-paper-1-economy.pdf
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who require new premises for expansion but cannot find available land to achieve this. In
particular, there is a shortage of employment land for B2 Industrial and B1 Light Industrial
uses in Chippenham. Employment development should be promoted in advance of housing.
Safeguarding the vitality of the town centre from competing peripheral retail development
development should also be part of this objective.

Objective 2: providing housing supported by appropriate infrastructure

3.6 The provision of new housing in Chippenham has dwindled in the recent past partly due to
the recession and the lack of available land as previous plan allocations have been built.
2 For this Plan there will be a mix of house types and locations (open market and affordable)
delivered alongside supporting services and facilities. It is important that housing delivery
is managed throughout the plan period to ensure that it takes place in step with the provision
of new infrastructure . The Core Strategy already identifies a number of improvements
needed in Chippenham which need to be provided alongside development. Sustainable
construction and low-carbon energy will be integral to the development of all strategic sites

3.7 Evidence Paper 2 includes a specific statement on education®. In relation to secondary
schools there is some capacity over the early years of the plan period at all three secondary
schools (Hardenhuish, Sheldon, Abbeyfield), with the most capacity at Abbeyfield School.
However, this capacity will not accommodate all the planned growth anticipated in the plan
period so it is essential that the plan identifies opportunities to respond to future need. In
relation to primary education there is a desire to rationalise primary school provision to
include more two form entry schools as this size has advantages in revenue funding,
sustainability and in teaching and learning. The revenue funding advantages include being
able to achieve significant economies of scale, being more able to employ specialist staff
and having a larger base budget that is more able to cope with fluctuations in income that
result from changing pupil numbers. The proposals of the plan should seek to enable this
change.

Objective 3: improving connectivity and reducing traffic impacts

3.8 The scale and rate of growth that Chippenham will accommodate over the plan period will
increase pressures on the road network. The A350 plays an important role both in supporting
the town's economy but also a much wider area. Improvements are planned to improve
how the A350 works and development at Chippenham must not undo these benefits.
Congested road corridors and junctions within the town impede and can deter travel to the
town's businesses, services and facilities. In particular, congestion in and around the town
centre, as recognised by the Chippenham Vision, needs to be addressed as a part of planning
for the town's growth. The location and development of strategic sites must at least prevent
unacceptable traffic impacts, but it may also benefit how the local network functions by
involving the provision of new road infrastructure.

Objective 4: improving access to sustainable transport

3.9 The need to improve access to sustainable transport is recognised in the Wiltshire Community
Plan and in the Chippenham Vision. Public transport connectivity and pedestrian and cycling
links to the town, town centre, railway station and Wiltshire College campus also needs to
be improved including better integration of different modes. Evidence Paper 3: Transport

22 , Housing Land Supply Statement 2014 Table 1, Page 7, Wiltshire Council July 2014
http://www.wiltshire.gov.uk/exam109-latest-housing-land-supply-statement-2014-final.pdf

23 Evidence Paper 2: Housing and Community Facilities, Interim Paper Updated January 2015
http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/chippenhamsiteallocationsplan/chippenhamplanprogramme.htm
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and Accessibility(24) seeks to provide a balance of judgement against these wide ranging

and often opposing issues and concerns (for example improved access to the primary road
network to enable traffic to leave Chippenham without exacerbating existing areas of
congestion whilst promoting alternatives to the private car). Development should seek to
promote easier access to key services by non motorised transport, improve access to public
transport, offer efficient access to the primary road network, particularly by HGV traffic, and
avoid unnecessary traffic in the town centre. Seizing the opportunity to improve sustainable
transport connectivity to the town centre though improving access to the River Avon corridor
whilst respecting its character and value is a clear challenge for the Plan.

Objective 5: minimising landscape impact and protecting the natural, historic and built
environment

3.10 The value of the River Avon through the town and the sensitivity of the landscape setting
around Chippenham, particularly the town's relatlonshlp with surrounding villages, is
repeatedly raised in consultations about Chlppenham( ® The River Avon is an important
asset for the town and the local environment, and should be better integrated with the town
centre and urban extensions as part of a green infrastructure strategy, as a green corridor
for wildlife, as a recreational space and as a sustainable transport route for pedestrians and
cyclists. The Chippenham Vision recognises how this can become a defining and connecting
feature within the town. There are also specific concerns about protecting the ecological
value of the Birds Marsh Wood County Wildlife Site and Village Green and Birds Marsh
Meadow County W|Id||fe Site. Evidence Paper 4: Landscape Assessment ®® and Evidence
Paper 5: Blodlver3|ty 27) recognises all these issues; issues which should also be recognised
and protected.

3.11 The allocation and development of strategic sites will inevitably bring about fundamental
change from rural to urban to areas around the town. The landscape surrounding
Chippenham provides the setting to the settlement, defining its edges and also providing
characteristic glimpses from the town out to the countryside. Development should seek to
respect the important landscape features that make up this character and look to capitalise
on opportunities to protect and enhance local biodiversity.

Objective 6: managing flood risk

3.12 All areas at risk of roodlng should be avoided. Evidence Paper 6: Flood Risk and Surface
Water Management( ®identified parts of Chippenham as flood risk areas although much
of the most vulnerable areas are protected by flood defences and river management. Some
parts of the Plan area are considered susceptible to groundwater flooding and increased
discharges to aquifers through infiltration using Sustainable Urban Drainage Systems (SUDS)
may lead to future groundwater flooding issues. There are two levels of assessment (Strategic
Flood Risk Assessment (SFRA)), Levels One and Two, the second of which is more detailed

24 Evidence Paper 3: Transport and Accessibility Part 1, December 2014 and Part 2, January 2015
http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/chippenhamsiteallocationsplan/chippenhamplanprogramme.htm

25  Wiltshire 2026 Consultation Methodology and Output Report August 2010
http://www.wiltshire.gov.uk/wiltshire_2026_consultation_methodology_and_output_report_august 2010.Pdf Wiltshire 2026 Consultation
Methodology and Output Report Appendices August 2010
http://www.wiltshire.gov.uk/wiltshire_2026_consultation_methodology and_output_report_appendices_august_2010.pdf Chippenham
Feedback Hullavington Village Hall July 2010 http://www.wiltshire.gov.uk/wiltshire_2026_feedback_chippenham.pdf Chippenham
Workshop Report March 2011 Wiltshire Core Strategy Consultation Document Consultation Statement January 2012 Regulation
22(i)(c) Statement - Consultation Methodology and Output Report June 2012
http://www.wiltshire.gov.uk/wiltshire-core-strategy-regulation-22-1-c-statement.pdf

26 Landscape Assessment Interim Paper December 2014 http://www.wiltshire.gov.uk/chippenham-evidence-paper-4-landscape-2.Pdf
http://www.wiltshire.gov.uk/4646_chippenham-evidence-paper-4-landscape-figures.pdf
http://www.wiltshire.gov.uk/chippenham-evidence-paper-4-landscape-appendices.pdf

27 Biodiversity Interim Paper December 2014 http://www.wiltshire.gov.uk/chippenham-evidence-paper-5-biodiversity.pdf

28 Flood Risk and Surface Water Management Interim Paper December 2014
http://www.wiltshire.gov.uk/chippenham-evidence-paper-6-flood-risk.pdf
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than the first. Both potentially have a part to play in planning future development. Generally,
SFRA Level 1 establishes flood risk zones so that all new development can be guided to
zone 1: the areas of least risk. An SFRA level 1 study involving Chippenham was carried
out in 2007 and has been updated regularly since to take account of new legislative
requirements and new information. The Environment Agency (EA) has recently confirmed
that this remains a sound basis upon which to base site selection and to apply a sequential
approach.






4 Development strategy

4.1 The approach to development at Chippenham is in the Wiltshire Core Strategy. At least
4,510 homes are to be delivered at Chippenham Town alongside approximately 26.5 ha of
employment land by 2026.%9). Furthermore the strategic areas that may be assessed to
deliver that growth have also been identified in the adopted Core Strategy together with a
set of criteria to guide the choice of sites.

4.2 The approach adopted by the council in preparing this plan, therefore, was to establish a
methodology for how the strategic areas identified in Figure 2.2 should be compared.

Updating the housing requirement

4.3 The data included in the Wiltshire Core Strategy identified that land for a further 2,625 new
homes would be required at Chippenham to meet the at least 4,510 homes to be built by
202609, However, figures for housing supply are constantly changing, for example, since
these were first published a further large site at Hunters Moon has been granted permission
subject to the signing of a Section 106 Agreement. The latest housing land supply statement
31 therefore indicates that the residual requirement at Chippenham is now at least 1,935
homes.

4.4 The housing commitments at April 2014 form part of the development strategy for Chippenham
as itis assumed the housing arising from the commitments will be built within the plan period
and will ensure the overall scale of growth proposed in the core strategy is achieved. Failure
to deliver these commitments will result in an additional need for new sites. Housing delivery
is monitored on an annual basis and will inform decisions on future planing applications. The
commitments includes a further significant site at North Chippenham in addition to Hunters
Moon. These are discussed further below.

North Chippenham

4.5 This site for 750 homes and 2.7 hectares of employment land (12/00560/0OUT) was approved
subject to the signing of a section 106 agreement in April 2014. The final determination of
the planning application and future applications on the site will be made in accordance with
the relevant policies within the Wiltshire Core Strategy as well as the infrastructure
requirements for Chippenham as a whole, as identified within the Chippenham Site Allocations
Plan and the Infrastructure Delivery Plan. This site will deliver:

e  Alink road between Malmesbury Road (A350) and Maud Heath Causeway which will
become the first section of an eastern link road through to the A4

e  Provision for the long term protection and management of Birds Marsh Wood

° Land for a one form entry primary school

e  Contributions to include: public open space, leisure provision, highway improvements
and education contributions.

Hunters Moon

4.6 This site for 450 homes and 2.3 hectares of employment land (13/01747/FUL) has also
been approved subject to the signing of a section 106 agreement. This site will deliver:

29 For further information see Briefing Note 5 - The Role of Strategic Sites, December 2014
http://www.wiltshire.gov.uk/briefing-note-5-the-role-of-strategic-sites.pdf

30 For further information see Briefing Note 3 - The Housing Requirement for Chippenham
http://www.wiltshire.gov.uk/briefing-note-3-the-housing-requirement-for-chippenham.pdf

31 Housing Land Supply Statement, April 2014, published July 2014
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Off-site highways works including to Pheasant roundabout;

Provision of new bus to allow dedicated service to run through the site;

The delivery of land for a primary school;

New Hill Top Park of 4.5 hectares;

Contributions to include: public open space, leisure provision, highway improvements
and education contributions.

Table 4.1 Chippenham Housing Land Supply at April 2014

Core Strategy Completions Commitments Residual
Requirement 2006-2014 April 2014 Requirement
4510 995 1580 1935

Source: Wiltshire Housing Land Supply Statement April 2014 (July 2014).

* Figures rounded to the nearest 5

Updating the employment requirement

4.7 There is a requirement to provide approximately 26.5 hectares of employment land at

Chippenham alongside housing as part of large mixed use sites. The current position is set
out below. The commitments relate to the employment elements of the North Chippenham
and Hunters Moon sites discussed above. The proposals are in outline. The final land
developed for employment on each of these commitments will be determined through the
development of masterplans and future detailed planning applications.

Table 4.2 Chippenham Employment Land Supply at April 2014

Core strategy Completions Employment Residual
commitments
employment land 2006-2014 requirement
requirement April 2014
26.5 ha 0 ha 5.0 ha 21.5 ha
Establishing an evidence base
4.8 A significant amount of evidence had already been gathered about Chippenham to support

the strategy in the Wiltshire Core Strategy. This has been reviewed and updated where
necessary to support this plan. The site selection process(32) has used the following
information:

Evidence Paper 1: Economy

Evidence Paper 2: Housing and Communities Facilities
Evidence Paper 3: Transport and Accessibility Parts 1 and 2
Evidence Paper 4: Landscape Assessment

Evidence Paper 5: Biodiversity

Evidence Paper 6: Flood Risk and Surface Water Management

32 The process and outcomes are explained in full in the Chippenham Site Allocations Plan: Site Selection Report, February 2015
http://cms.wiltshire.gov.uk/ieListDocuments.aspx?Cld=141&MId=8631&Ver=4
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e  Sustainability Appraisal Report Volumes 1 and 2

4.9 The methodology section below explains how the evidence relates to the Strategic Site
Assessment Framework used to identify proposals at the town.

Methodology

4.10 The Wiltshire Core Strategy sets a minimum amount of additional housing and employment
for Chippenham between 2006 and 2026. It also establishes a set of six criteria to guide
Chippenham’s expansion (the Core Policy 10 criteria). These form the central basis for
selecting ‘strategic sites’. A strategic site assessment framework was developed to define
how the Core Policy 10 criteria are interpreted and was informed by comments from the
community and other stakeholders. (33

411 The WCS identifies, diagrammatically, a set of indicative strategic areas located east of the
A350 as potential areas of future expansion for strategic mixed use sites. The ‘strategic
areas’ are defined by barriers such as main roads, rivers and the main railway line. Land
west of the A350 is not considered a reasonable alternative for the allocation of strategic
sites. The Council's reasoning is set out in Briefing Paper 2, which explains the definition
of strategic areas®?.

412 The strategic areas and options for strategic sites have been assessed using sustainability
appraisal. Sustainability appraisal performs a similar task to the strategic site assessment
framework and reports on likely environmental, social and economic effects of the options
in order(?:[é)) inform decision making. This work has been carried out independently to the
council.

413 Each of the strategic areas has been assessed to see how they perform against the criteria
contained in the core strategy as well as the sustainability appraisal. This culminated in a
preferred area being selected. The next stage was to generate a set of site options within
the preferred area. Each site option had to be capable of delivery and of containing the
individual infrastructure requirements necessary to support their development (like schools
and open spaces), plus accommodating other place shaping or environmental constraints
(such as important historic assets or landscape features). The performance of detailed site
options was then also assessed against the criteria, evidence through the strategic site
assessment framework, as well as sustainability appraisal and a preferred site option selected.

4.14 As the overall scale of development could not be achieved within the first preferred area,
the two stage process was repeated. The next preferred area was selected in light of the
proposals emerging from the previous preferred area, taking into account the scope for any
links or combined effects between them. The process was then continued culminating in
the selection of a third site option. The detailed process is explained in the report on the Site
Selection Process. ¢

4.15 As a result of this process the preferred options are as summarised below.

33 Chippenham Site Allocations Plan: Strategic Site Assessment Framework, December 2014
http:/mww.wiltshire.gov.uk/planninganddevelopment/planningpolicy/chippenhamsiteallocationsplan/chippenhamsiteselectionmethodology.htm

34 Briefing Note 2: Definition of Strategic Areas, Updated January 2015
http://www.wiltshire.gov.uk/chippenham-briefing-note-2-definition-of-strategic-areas-updated-2015-january.pdf

35 Chippenham Site Allocations Plan: Draft Sustainability Appraisal Report volumes 1 and 2, Atkins, February 2015
http:/Aww.wiltshire.gov.uk/planninganddevelopment/planningpolicy/chippenhamsiteallocationsplan/chippenhamsustainabilityappraisal.htm

36 Chippenham Site Allocations Plan: Site Selection Process, January 2015
http://cms.wiltshire.gov.uk/ieListDocuments.aspx?Cld=141&MId=8631&Ver=4
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The Proposals

4.16 The assessment of strategic areas is set out in detail in the Chippenham Site Allocations
Plan: Site Selection Report (February 2015) which weighs up the most appropriate broad
directions for Chippenham to expand. The result of the assessment has shown that
immediately north and south of the town represent the first preferred strategic areas for
growth (Areas A and E in Figure 2.2).

417 The Council is already disposed to grant consent for a significant development north of
Chippenham, located in Area A (see above) for a mix of uses including up to 750 new homes
(Land at North Chippenham 12/00560/0UT). This development would have access to the
A350 and it would provide a road built to a distributor road standard offering the opportunity
for it to have a wider role in the network. This road can also provide a clear visual and
man-made boundary to the town. The evidence suggests that further development north
would have detrimental landscape and ecological effects and fails to meet Criterion 5
(Landscape) of Core Policy 10 without offering significant benefit over and above the
development already permitted.

The first preferred area

4.18 Within Area E, landscape impacts are acceptable and land for employment development is
well located and can be brought forward relatively quickly. A strategic site is identified for
approximately 1,000 new dwellings and 18ha land for employment at South West
Chippenham. This is in the mid-range of site capacity options examined. The housing
trajectory indicates that about 850 dwellings could be built in the remainder of the Plan period,
looking to 2026 (see Table 6.1).

The second preferred area

4.19 The second preferred area is Area B north east of the town at Rawlings Green. While this
area performs well against Core Policy 10 criteria 3 (road network) and 4 (accessibility), it
is a prominent area where development may have a wide landscape impact. Detrimental
effects would need to be mitigated by an appropriate design and layout. Within Area B a site
option for a low density of development and extensive strategic landscaping is identified for
development at Rawlings Green. This would be capable of accommodating up to 650 new
dwellings and 5ha of land for employment generating uses. Up to 200 new homes could be
accommodated before a new link road is needed to connect the site over a new railway
bridge to the distributor road provided as part of the North Chippenham development in Area
A. The preferred option is to continue this new road link through the site to Monkton Park,
which would provide a new access route to the A350 for the north of the town avoiding the
town centre. It will serve the development itself and relieve current congestion that might
otherwise worsen unacceptably on routes into and out of the town centre.

4.20 These proposals (preferred Area E and second preferred Area B) mirror the locations selected
previously as a part of preparing the Wiltshire Core Strategy. Together these sites provide
land for approximately 1,650 new homes. The housing trajectory indicates that 1,500 of
these homes can be built within the plan period which is less than the number needed to
meet the housing requirements (see Table 6.1). A third preferred area is therefore required
to ensure 1,936 homes can be delivered by 2026.

The third preferred area

4.21 Area C (as indicated on figure 2.2), east Chippenham, represents the third preferred area.
This area, especially north of the cycleway, represents an area that is open and, like Rawlings
Green, will have a wider landscape impact. In particular, considerable work will be needed
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to avoid increased flood risks to the Town and elsewhere. Indeed development should
reduce such risks. This area has no obvious features that form a logical natural boundary.
The chosen site option creates a new potential boundary by taking a new distributor road to
form a landscaped corridor that would provide visual containment following a similar approach
used for the existing Pewsham area in the south of the Town and as proposed at North
Chippenham. The site identified at East Chippenham can accommodate approximately 850
new dwellings and approximately 20ha of land for employment use, partly recognising this
will contribute to meeting employment land needs beyond 2026. As a part of its development
it will provide a distributor standard road crossing to the River Avon and complete an Eastern
Link Road for the town connecting the A4 to the A350, mitigating much of the congestion
that would otherwise occur.

4.22 The three sites to be allocated can accommodate a total of approximately 2,500 homes of
which around 2,350 may be built within the plan period to 2026. The remainder will contribute
to meeting housing requirements for the next plan period and reduce the potential for a fall
off in housing supply while a new plan is emerging for the period beyond 2026. The amount
of land allocated results in a scale of development that therefore exceeds the requirements
set out in the Wiltshire Core Strategy. It is justified by the need to provide a flexible choice
of deliverable sites in terms of a range of potential house builders and locations around the
town. It also acknowledges that not all large strategic sites will be completed in the Plan
period. A main justification is that by so doing the Plan provides a framework which will
deliver road infrastructure necessary to support the Town’s long term growth potential,
safeguarding the role of the Town Centre and the functioning of the A350 in the County’s
economy by addressing the potential for congestion that is an inevitable by product of housing
and employment development.

4.23 Each of the proposals involve the building of new roads in step with the additional
development proposed in order to ensure there are no unacceptable traffic impacts and so
that the wider benefits to the network are achieved as soon as possible. The proposals also
include large new areas along the River Avon for country parks. These will provide easier
and direct public access to the countryside for all residents and visitors. They will also include
areas set aside to be managed to protect and improve their nature conservation value. As
a substantial corridor of land it also provides opportunities for new and improved cycle and
pedestrian links around the town, as well as to and from the town centre. These proposals
go a substantial way to fulfilling a longstanding aspiration to capitalise on the River Avon as
an asset to the town.

4.24 The proposals in the Chippenham Site Allocations Plan must be read in conjunction with the
Wiltshire Core Strategy. Proposals for new development will be considered against all
relevant policies, including those relating to place shaping and high quality design. As with
all planning applications the general policies, for example affordable housing (Core Policy
45), sustainable construction (Core Policy 41), high quality design (Core Policy 57) in the
adopted Wiltshire Core Strategy apply to the consideration of these sites. The developers
of strategic sites will prepare Sustainable Energy Strategies setting out how proposals meet
carbon reduction targets, and identifying how maximum targets can be achieved, particularly
where lower cost solutions are viable (such as Combined Heat and Power).

37 Chippenham Site Allocations Plan Evidence Paper 3, Transport and Accessibility (Part 2) Atkins, January 2015
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Figure 4.1 Composite plan of Chippenham Strategic Site Allocations
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Chippenham Settlement Boundary

4.25 The Chippenham settlement boundary, referred to as Limits of Development in Core Policy
2 of the Wiltshire Core Strategy, is an important element of the development strategy for
Chippenham. It essentially relates to the built up area of the town and provides a planning
policy boundary to define the edge of the countryside and the extent of the built up area.
The boundary is important for the application of many core strategy policies. Development
and advances in digital mapping since the settlement boundaries were originally drawn
means that in some locations the boundary as currently drawn no longer accurately relates
to the built up area of the town. As part of the preparation of the Chippenham Site Allocations
Plan the settlement boundary for the town has been reviewed using the principles set out
below.

4.26 Areas which have been included are:

e both built and extant reserved matters planning permissions for residential and
employment uses for areas which are physically/functionally related to the settlement
(subject to the exclusions below in paragraph 4.25)

e existing and extant planning permissions for community facilities, such as religious
buildings, schools and community halls which are considered to be physically/functionally
related to the settlement

e all uses and built development that is physically/functionally related to the settlement.

4.27 Areas which have been excluded are:

e curtilages of properties which have the capacity to extend the built form of the settlement

e  recreational or amenity space at the edge of settlements which primarily relate to the
countryside (in form or nature)

e isolated development which is physically or visually detached from the settlement
(including farm buildings or agricultural buildings, renewable energy installations)

e  Outline planning applications

e  Proposed site allocations.

4.28 The justification for excluding outline planning applications and the proposed site allocations
relate to the often general representation of land uses within these sites. For example, a
strategic site allocation may include extensive areas of natural greenspace or country park
to manage the transition from developed area to open countryside. Once such sites are
developed the extensive areas of open space would be excluded from the settlement
boundary following the principles above. Given that the settlement boundary infers a status
which generally permits development within them, including such large areas of greenspace
is inappropriate.

4.29 The revised settlement boundary for Chippenham is identified at Appendix 2 and presents
a proposed change to the Wiltshire Policies Map.

4.30 A report on the consultation for the review of settlement boundaries which indicates where
amendments have been made can be found on the Chippenham community engagement

webpage (38)

38 The report has also been included as Annex E to the Chippenham Site Allocations Plan: Consultation Statement, February 2015
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5 Site allocations

South West Chippenham

Policy CH 1
South West Chippenham

Approximately 171ha of land at South West Chippenham, as identified on the policies
map, is proposed for a mixed use development to include the following:

1,000 dwellings

18ha of land for employment (B1, B2, and B8 uses of the Use Classes Order)

Land for a 2 Form Entry primary school

A local centre

104ha as a riverside country park

strategic landscaping and open space to retain and reinforce existing hedgerows
and establish new areas of substantial planting

e no more than 800 homes to be completed before the Cocklebury Link Road (from the
A350 to Cocklebury Lane) is open for use.

Development will be subject to the following requirements:

1. surface water management that achieves equivalent or less than current Greenfield

rates of run-off

financial contributions toward provision of new schools

3. serviced land for employment is available for development before the completion of

the 50" dwelling

a pedestrian and cycle route across the River Avon connecting to the town centre

a design and layout that preserves the importance and settings to designated heritage

assets

6. Design and layout of development must not prohibit a potential future road connection
to land to the east

7. measures to enhance the character of the Rowden conservation area

2

oA

Development will take place in accordance with a masterplan for the site approved by the
Council prior to commencement.




Figure 5.1 Indicative plan for the South West Chippenham strategic site allocation
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5.1 The development of this area requires a comprehensive treatment to the western side of
the River Avon valley south of Chippenham.

5.2 A key element of these proposals is the early release of serviced land for employment
development for a range of uses. With easy access to the A350 and M4 premises within
an attractive environment the area will accommodate existing local businesses looking to
expand and attract inward investment from further afield. The Council with its partners will
play a proactive role in partnership with developers in order to ensure development can take
place, by marketing the site, brokering discussions with interested business and exploring
other initiatives in collaboration with the Local Enterprise Partnership. Development of the
site will deliver serviced land, with road access, utilities and communications infrastructure,
as a part of a first phase of development.

5.3 The site divides into three distinctive areas that will each help to retain the mature network
of hedgerows and trees which with areas of greenspace will provide linkages through
development to the wider countryside and retain the distinctive enclosed mature setting to
the landscape. Detailed design should recognise the generally higher level of the road to
the town. It should maintain this to provide some separation from development in order to
help retain the rural character of the approach to the town, affecting the road users perception,
and maintaining some of the wider views of the rural landscape.

5.4 To help limit traffic impacts, housing development will commence adjacent to the B4528
between Showell Farm and Milbourne Farm toward the south of the allocation. Improvements
will be necessary to the A350 junction alongside other off-site measures necessary to mitigate
the impacts of development. This will help to alleviate impacts on the local road network
around the town centre and the Lowden Hill area.

5.5 The proposals include provision of a large area of informal open space that includes the
historic features and landscape setting to the Rowden Conservation Area. Enhancing the
attractiveness and improving access to this area will realise this area’s potential as an asset
to the town for informal recreation and leisure. This includes interpretation of the Civil War
battlefield and the buildings and setting to Rowden Manor.

5.6 Land will be reserved within the scheme for a two form entry primary school. The estimated
needs generated by the development itself do not by themselves require two forms of entry
but reserving land allows for future expansion likely beyond the plan period.

5.7 A footbridge should be located as sensitively as possible to avoid impact on riparian habitats
and provide improved pedestrian and cycle links to the town centre avoiding busy roads. A
riverside country park will be managed to promote good pedestrian and cycle access to and
from the town centre.

5.8 The riverside park should be designed and considered as part of the development proposals,
including ecological surveys and assessments, protection and retention of existing valuable
habitats, creation and restoration of floodplain and riparian habitats, and provision of wildlife
corridors across the site from east to west. The most obvious east to west connection corridors
for wildlife are the Pudding Brook and the Holywell stream (watercourse running from Holywell
House).

5.9 The Pudding Brook area should be protected from development. The brook should be retained
and enhanced through appropriate management and include a footpath or cycleway to the
green space in the east. The Holywell stream to the south of Milbourne Farm is also a locally
significant ecological feature. This should be retained and enhanced as part of development.
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An area in the northwestern part of the site around Patterdown should also be left
undeveloped and incorporated into green space, enhanced for great crested newts through
the creation of ponds and other wetland habitats, scrub and woodland.

5.10 Flood risk areas (zones 2 and 3) must remain undeveloped. This includes areas around
smaller water courses within the site for which flood risk will also need to be assessed
alongside the main river. Pudding Brook is one such area. Rates of surface water run off
to the River must also remain at current levels or less in order to reduce the risk of flooding
elsewhere. Consideration of flood risk and necessary improvements to the drainage network
must precede detailed development proposals. This must involve determining accurate
boundaries to flood risk areas and a set of effective sustainable urban drainage measures.

Rawlings Green

Policy CH 2
Rawlings Green

Approximately 50ha of land at Rawlings Green, as identified on the policies map, is
proposed for a mixed use development to include the following:

650 dwellings

e 5haofland for employment generating uses (B1, B2, C2, D1 and D2 of the Use Classes
Order)
Land for a 2 Form Entry primary school
Distributor standard road from the B4069 to the eastern boundary of the site, including
connection over the main railway line, and a road from this distributor standard road
to Darcy Close (Cocklebury Link Road)

e strategic landscaping and open space to retain and reinforce existing hedgerows
and establish new areas of substantial planting

e a lOha Country Park along the northern edge of new development linking to the
existing recreation areas along the river to Monkton Park area.

Development will be subject to the following requirements:

1. surface water management that achieves equivalent or less than current Greenfield
rates of run-off

2. the connection to Darcy Close and a road crossing of the railway to be open for use
before the completion of the 200" dwelling

3. financial contributions toward provision of new schools

4. alow density design and layout that preserves the setting and importance of listed
buildings on the site

All other aspects of development will take place in accordance with a masterplan for the
site approved by the Council prior to commencement.




Figure 5.2 Indicative plan for the Rawlings Green strategic site allocation
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511 The area slopes down to the River Avon. Flood risk areas (zones 2 and 3) must remain
undeveloped. Rates of surface water run off to the River must also remain at current levels
or less in order to reduce the risk of flooding elsewhere. Connection to the drainage network
will also require enhancements off site. Consideration of flood risk and necessary
improvements to the drainage network must precede detailed development proposals. This
must involve determining accurate boundaries to flood risk areas and a set of effective
sustainable urban drainage measures.

5.12 The site is prominent to a wide area. It forms a backdrop for westerly views from the River
Avon floodplain, public rights of way, Tytherton Lucas and the Limestone Ridge. Development
must avoid adversely affecting the rural and remote character immediately around the site
and increasing the visual prominence and urban influence of Chippenham over a much wider
area. A strategic landscape scheme should:

e Retain and reinforce planting along the edges of Chippenham (and along the North
Wiltshire Rivers Route) to filter and reduce views of the urban edge from the wider
countryside. Especially views from public rights of way close to Tytherton Lucas to help
maintain the rural and remote character of this village;

e Extend and manage linear woodlands and tree cover along the railway and towards
the edge of the River Avon to help with screening, filtering and backgrounding of views
towards existing (Chippenham) and proposed development;

e  Create bold landscape structure by reinforcing existing field boundaries with new
hedgerow and tree planting and where possible creation of copses and linear woodlands.
Development to be inserted within the bold landscape structure;

e  Seek opportunities to reinforce the riparian character along the River Avon and small
tributaries flowing through the strategic area including retention/creation and future
management of waterside meadows, pollarding willow trees, new areas of tree planting
and multifunctional green links to new SuDS areas;

e  Development to be aligned to the grain of topography and existing contours through
careful location of buildings and infrastructure avoiding unnecessary cut and fill earthwork
operations;

e Maintain the network of PRoW, set within green corridors though the landscape to
preserve the existing good links from Chippenham to the river and countryside to the
east and to help integrate proposed development within the landscape;

e Conserve and enhance the setting to the listed buildings at at Rawlings Farm; and
Upper Peckingell Farm.

5.13 Development is envisaged within a strong landscape framework and the capacity of this site
has been estimated using a low density of 30 dwellings per net hectare.

5.14 Large industrial buildings are unduly obtrusive because of the prominence of the site. The
range of employment uses should therefore clearly exclude B8, warehousing and distribution
uses that are likely to result in buildings on this scale. Removing B8 uses suggests a different
style and scale of employment. Alongside this particular area’s good location in relation to
central Chippenham, there is therefore a different employment generating potential and a
more flexible approach to provision and delivery alongside housing development.

e



5.15 A new railway bridge represents an opportunity to enhance the value of the railway line to
flora and fauna. Tree and shrub planting should help to create woodland, hedgerows and
scrub to create or extend new habitats including roosting bat and nesting bird features within
the bridge itself. This will create a wooded corridor along the western boundary. Southern
boundary woodland should be extended to re-connect habitats to this area so there is an
uninterrupted corridor east and west.

5.16 Land will be reserved within the scheme for a two form entry primary school. The estimated
needs generated by the development itself do not by themselves require two forms of entry
but reserving land allows for future expansion likely beyond the plan period.

5.17 The site is reasonably well located in relation to the town centre and development should
include measures to enable as many trips as possible to the town centre to take place on
foot, cycling or by public transport. Open space will provide a connection to the river as a
corridor for pedestrian and cycle access to the town centre. Nevertheless the site’s location
will inevitably place strains upon existing traffic corridors into and out of the existing built up
area, parts of which are already congested. The completion of new traffic routes including
a bridge over the railway will do much to address such problems and ultimately should
improve existing conditions. This new road infrastructure structure therefore needs to be
provided as soon as possible.

5.18 Traffic modelling shows there would be unacceptable harm if development of the site
exceeded 200 dwellings without completion of road infrastructure. A precise point below
the occupation of the 200th dwelling when road infrastructure must be fully delivered will be
set as a condition of planning permission and will be agreed as a part of negotiations with
a developer.



East Chippenham

Policy CH 3

East Chippenham

Approximately 91ha of land at East Chippenham, as identified on the policies map, is
proposed for a mixed use development to include the following:

850 dwellings

approximately 5ha of land for employment (B1 and B2 of the Use Classes Order) with

a further 15ha safeguarded for employment development beyond 2026

land for a 2 Form Entry primary school

a local centre

2.5ha safeguarded for the expansion of Abbeyfield School

distributor standard road from north-western boundary of the site to the A4, including

connection over the River Avon (an Eastern Link Road)

e strategic landscaping and open space to retain and reinforce existing hedgerows,
establish new areas of substantial planting and landscaping and to provide a visual
boundary to the town along the route of the Eastern Link Road
a 35ha Country Park along the western side of new development

e no more than 400 homes to be completed before the Cocklebury Link Road is open
for use.

Development will be subject to the following requirements:

1. surface water management that can achieve less than current Greenfield rates of
run-off and decreases flood risks

2. aroad crossing of the River Avon open for use before the completion of the 400"

dwelling

the Eastern Link Road open for use by completion of the 750" dwelling

4. serviced land for employment is available for development before the completion of

the 50" dwelling

financial contributions toward provision of new schools

6. adesign and layout that preserves the setting and importance of listed buildings on
the site

=
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All other aspects of development will take place in accordance with a masterplan for the
site approved by the Council prior to commencement.




Figure 5.3 Indicative plan for the East Chippenham strategic site
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5.19 A site is identified beyond the valley of the River Avon east of Chippenham. Flood risk areas
(zones 2 and 3) that separate it from the town must remain undeveloped. This area plays
an important role providing water storage that helps to protect the town from flooding. In
recent times the town’s protection has failed and development is a means to reduce risks
for existing residents and business as well as protect the new uses that will occupy this site.
Rates of surface water run off to the River must be less than current levels in order to reduce
the risk of flooding elsewhere. Connection to the drainage network will also require
enhancements off site. Consideration of flood risk and necessary improvements to the
drainage network must precede detailed development proposals. This must involve
determining accurate boundaries to flood risk areas and a set of effective sustainable urban
drainage measures.

5.20 Two areas of land are proposed for employment generating uses. A smaller area will provide
for needs within the Plan period to 2026 and a second larger area is safeguarded for
development focussing on needs up to and beyond 2026. The timing of its development
and attractiveness to the market will depend upon a road connection to the A350 and M4
via completion of that part of an Eastern Link Road.

5.21 The Council with its partners will play a proactive role in partnership with developers in order
to ensure employment development can take place, by marketing the site, brokering
discussions with interested business and exploring other initiatives in collaboration with the
Local Enterprise Partnership. Development of the site will deliver serviced land, with road
access, utilities and communications infrastructure. A southern area accessed via the A4
will be a first phase of development.

5.22 The site is in a landscape which is strongly associated with the River Avon. Its development
also needs to provide a new rural edge to east Chippenham when viewed from surrounding
footpaths in the landscape and from higher ground. Large scale woodland is not characteristic
of this landscape but would be required to adequately screen large scale employment
development and provide a strong visual boundary to the site. Development should avoid
high ground, retain the rural approach along Stanley Lane and reinforce a wooded and
riparian character along the Avon valley.

5.23 A strategic landscape scheme should:

e Reinforce planting along the existing edges of Chippenham and adjacent to the North
Wiltshire Rivers Route to reduce the glimpses of the urban edge from the wider
countryside and especially in views from public rights of way close to Tytherton Lucas
to help reinforce its rural and remote character;

e Extend and manage linear woodlands along the edge of the River Avon to help with
screening, filtering and backgrounding of views towards existing (Chippenham) and
proposed development;

e  Create bold landscape structure by reinforcing existing field boundaries with new
hedgerow and tree planting and where possible creation copses and linear woodlands.
Development to be inserted within the bold landscape structure;

e  Seek opportunities to reinforce the riparian character along the River Avon and River
Marden including waterside meadows, areas of tree planting and areas for SuDS;

e  Maintain the network of Public Rights of Way, set within green corridors though the
landscape to preserve the existing good links from Chippenham to the river and
countryside to the east and to help integrate proposed development within the landscape;
Conserve and enhance the setting to the listed building at Harden’s Farm; and
Conserve and enhance the setting (including mature trees) of New Leaze Farm located
on higher ground.
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5.24 Development is envisaged within a strong landscape framework. Land north of the North
Wiltshire River Route is particularly sensitive in landscape terms and the capacity for
developing in this area should be considered using a lower density of 30 dwellings per net
hectare.

5.25 Development should include a hedgerow, woodland or tree-lined corridor from the stream
adjacent to Abbeyfield School to the stream to the east near Hither Farm in order to restore
ecological connectivity. It should also enhance the North Wiltshire Rivers Route for biodiversity
gains through appropriate planting and management

5.26 The Riverside Park offers an opportunity to restore riparian and floodplain habitats, including
the field boundary hedgerows, which appear to have been lost in most of the fields between
Harden’s Farm and the River Avon. All floodplain habitats should be restored and enhanced
through appropriate management. Parts may have reduced public access in some more
sensitive areas in order to safeguard protected species.

5.27 The River Avon (Bristol) County Wildlife Site must also be protected from development (and
associated impacts such as pollution).

5.28 Land will be reserved within the scheme for a two form entry primary school. The estimated
needs generated by the development itself do not by themselves require two forms of entry
but reserving land allows for future expansion beyond the plan period. There is some capacity
to accommodate additional students at Abbeyfeld School, the nearest secondary school.
This school may also need to expand in the future, in all likelihood beyond the plan period.
To prevent losing this opportunity some land should therefore remain reserved to prevent
the campus becoming restricted by new development.

5.29 The site is reasonably well located in relation to the town centre and development should
include measures to enable as many trips as possible to the town centre to take place on
foot, cycling or by public transport. The riverside park would be central to creating attractive
routes for walkers and cyclists. The pedestrian and cycle network should also be improved,
in particular to increase the accessibility of Abbeyfield School, Stanley Park and the riverside
to the existing urban area.

5.30 Development is expected to commence from a southern access to the A4. This will inevitably
put an additional burden on this corridor into the town. Completion of a Cocklebury Road
link and an eastern link road around the town to the A350 north of the town will do much to
tackle pressures from additional traffic. Transport assessments suggest that up to 400 new
dwellings should be provided before the Cocklebury Road Link should be in place. A new
bridge over the River Avon can then connect to this infrastructure and rates of development
can then increase. An Eastern Link road to the A4 will be built in step with development and
need to be in place by the completion of the 750" dwelling.

5.31 Evidence on the impacts of development of this site and elsewhere shows that new road
infrastructure needs to be provided as soon as possible in order to prevent unacceptable
impacts on the network. Consequently, to ensure timely delivery, a road bridge across the
River Avon should in place by the occupation of the 400th dwelling and an eastern link road
connecting to the A4 by the occupation of the 750" dwelling.



Chippenham Riverside - country parks.

Policy CH 4
Chippenham Riverside Country Parks

Land adjacent to and relating to the River Avon running through allocations at South
West Chippenham, Rawlings Green and East Chippenham will be developed for use as
country parks, to include the following uses:

informal open space

extended existing and new rights of way

areas for protection and enhancement of nature conservation interest
sports pitches

enhanced routes for cycling and walking to and from the town centre

Development will be subject to the requirements that no new buildings or structures are
built within flood risk areas.

The use of these areas will take place in accordance with a management plan approved
by the Council.

5.32 Proposals for strategic sites involve substantial new areas set aside for country parks which
will help the strategic sites integrate with the town. The primary aim of these areas will be
to improve public access to and enjoyment of the countryside. Existing assets and features
will be enhanced, such as around the Rowden Conservation Area. There will be greater
scope for new uses in other areas, for example for more formal use as sports pitches.
Evidence also highlights the important nature conservation value of many of the features
and habitats in these areas and their inclusion within a country park is one means to achieve
their protection and enhancement in perpetuity. A key role will also be for these areas to
provide improvements to the rights of way network through introducing new green corridors,
especially to and from the town centre but also other destinations like Abbeyfield School.
The great majority of the land identified lies within flood risk areas and is unsuited to sensitive
uses or any new building.

5.33 In order to ensure these objectives are achieved in a complementary and comprehensive
manner the management and use of new country parks will be directed by a management
plan that will be approved by Wiltshire Council with the involvement of local stakeholders
and land owners alongside specialist interests such as the Wiltshire Wildlife Trust. The
precise boundaries for the country parks will be determined as part of the management plan
process. Indicative areas are shown on Figures 5.1, 5.2 and 5.3 above It is envisaged that
the long term management of the country parks will be secured through planning obligations
relating to individual sites.




6 Monitoring and Implementation

Housing delivery

6.1 Figure 6.1 below illustrates the decline in housing completions over recent years due, in
part, to a lack of available sites in Chippenham and the downturn in the economy. The
average gross completions over this period can be compared to the minimum housing
requirement set in the Wiltshire Core Strategy and the preferred option put forward in this
Chippenham Site Allocations Plan.

Figure 6.1 Chippenham housing completions 1983 - 2014 compared to average future anticipated completions based on proposed
Plan option
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6.2 The following table demonstrates the anticipated housing delivery trajectory for the three
strategic site allocations identified in this Plan.

Table 6.1 Housing delivery trajectory for Chippenham site allocations

Rawlings East South West

Green Chippenham  Chippenham t%l:;rllulative
(Area B) (Area C)
.
2016 0
2017 50 50 50
2018 80 75 155 205
2019 80 75 155 360




Rawlings East South West
Green Chippenham Chippenham

Annual Cumulative

(Area B) (Area C) (Area E) i sl
20209 80 80 100 260 620
2021 80 100 100 280 900
2022 100 100 100 300 1200
2023 100 150 100 350 1550
2024 80 150 100 330 1880
2025 150 100 250 2130
2026“0) 120 100 220 2350
2027 100 100 2450
2028 50 50 2500
TOTAL 650 850 1000 2500
6.3 The delivery of housing at each of the allocated sites will be monitored in the council's

Housing Land Supply Statement.
Community Infrastructure Levy (CIL)

6.4 In June 2014, Wiltshire Council submitted a Community Infrastructure Levy (CIL) Draft
Charging Schedule for independent examination®V. CIL is a charge that local authorities in
England can place on development in their area. The money generated through the levy will
contribute towards the funding of infrastructure to support growth. From April 2015, the
council will be restricted in its ability to pool infrastructure contributions from new development
through the existing mechanism of Section 106 agreements.

6.5 The Draft Charging Schedule proposes differential charging rates based on the type and
location®? of development. The Draft Charging Schedule also proposes a reduced CIL rate
for residential development within the strategically important sites as identified in the Wiltshire
Core Strategy. This is due to the higher cost of delivering the critical on-site infrastructure
needed to unlock the development potential of these strategically important mixed use sites.
However, as a result of the removal of the Chippenham strategic sites formerly allocated in
the Core Strategy, there would not be a reduced rate for the sites identified in this Chippenham
Site Allocations Plan. As such, the council has proposed a change to the draft charging
schedule through the CIL examination process so that the lower rates of CIL will apply to
the allocations in the CSA Plan.

6.6 An independent examiner, appointed to review the CIL rates proposed in Wiltshire, in January
2015 held two days of hearing sessions to consider the Draft Charging Schedule (and
subsequent modifications) published by Wiltshire Council. Once the examiners report has

39 Cocklebury link road delivered.

40 Full Eastern distributor road completed.

41  Wiltshire Community Infrastructure Levy
http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/communityinfrastructurelevy.htm

42 See charging zone maps within the submitted Draft Charging Schedule.
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been received, the council plans to adopt and formally implement the CIL charging schedule
by April 2015. Planning applications determined after the published implementation date
will, if approved, be liable to pay CIL.

Viability

6.7 For the CSA Plan to be found sound the proposed allocations within the Plan must be
deliverable. Sites will only be delivered if they are viable. Paragraph 173 of the National
Planning Policy Framework states:

"To ensure viability, the costs of any requirements likely to be applied to development,
such as requirements for affordable housing, standards, infrastructure contributions or
other requirements should, when taking account of the normal cost of development and
mitigation, provide competitive returns to a willing land owner and willing developer to
enable the development to be deliverable'.

6.8 The proposals in this plan include significant infrastructure costs, therefore, in December
2014, Wiltshire Council appointed consultants BNP Paribas to undertake an assessment of
the viability of the proposed strategic site allocations.

6.9 The main objective of the study was to assess the viability and deliverability of the
development proposed at each of the strategic sites under consideration in the council's
preferred option for growth. Of particular importance was the need to establish that the level
of development proposed at each strategic site allocation would be sufficient to provide the
road infrastructure identified with it, alongside other necessary infrastructure and policy
requirement. The study concluded that the proposed site allocations identified within CSA
Plan are deliverable within the current policy context and on the basis of the general
assumptions made in the report including in relation to land values and house prices(43) .

Sites subject to Section 106 agreement

6.10 Planning applications determined by the local authority prior to the implementation of CIL
cannot be charged this levy. The infrastructure needed to make the development of the
North Chippenham and Hunters Moon sites acceptable will instead be secured via a Section
106 planning obligation agreement negotiated between the council and applicant.

6.11 The housing delivery trajectory for these sites is set out below.

Table 6.2 Housing delivery trajectory for North Chippenham and Hunter's Moon sites

Land at North Chippenham Hunter's Moon
(Area A)

2015

2016 50 104
2017 100 80
2018 100 80
2019 100 80

43 Chippenham Sites Allocations Plan: Strategic Site Viability Assessment, January 2015
http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/chippenhamsiteallocationsplan/chippenhamplanprogramme.htm
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2020%Y

Land at North Chippenham
(Area A)

100

Hunter's Moon

80

2021

100

26

2022

100

2023

100

2024

2025

20264

2027

2028

2029

TOTAL 750 450

Monitoring

6.12 The Council monitors the number of new homes built each year and surveys businesses.
The developers of strategic sites also provide their estimates of how many dwellings they
forecast being built each year. These forecasts are the basis for the housing trajectories
given above. The Council’s Infrastructure Delivery Plan co-ordinates investment in capital
projects over the plan period and the operation of the community infrastructure levy involves
assessing and prioritising projects according to local need.

6.13 The Plan proposals provide a clear framework for development to take place over the period
to 2026. The Plan also co-ordinates the provision of new roads with the rate and scale of
development in order to ensure that growth does not ever outpace the ability of the local
network to absorb it. The selection of different locations provides the best prospects of
growth progressing at the rates anticipated without a dependence upon just one or two sites.
It should also encourage competition between developers and help to ensure a better choice
of new homes. The proposals must also be treated with a degree of flexibility when individual
planning applications are considered and if other material considerations arise.

6.14 The Plan’s strategy will need to be reviewed should rates of development fall consistently
short of the forecast rates and other measures to stimulate growth would not be effective.
Annual monitoring should help to highlight any unforeseen barriers to development. As one
potential obstacle, the Council will be proactive in helping to progress new roads to support
growth but there may be other unforeseen factors. Serious mid to long term land banking
by volume house builders will frustrate the Plan’s strategy and undermine achieving Plan
objectives. A particular cause for concern would be a failure to secure the availability of
land for employment development. Circumstances such as these will prompt a review of
relevant proposals or the entire Plan.

44 Cocklebury link road delivered.
45 Full Eastern distributor road completed.

T e -



6.15 The Wiltshire Core Strategy sets a requirement for ‘at least’ 4,510 additional dwellings over
the period 2006 and 2026. This raises concerns that development rates may far exceed
what the community, local environment and infrastructure can support. Road infrastructure
provision is directly linked to development as it progresses. The provision of schools and
other facilities necessary to serve development will be determined through the individual
master planning processes for each strategic site that will considered in detail and in
partnership with the local community involved. Insufficient provision of infrastructure may
lead to unacceptable impacts on the environment and may amount to grounds for refusing
planning applications that far exceed scales of development on strategic sites in the Plan,
but if overall scales of development far exceed those forecast in the Plan the Council will
also review all or relevant parts of the Plan.
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Appendix 1: Proposed Changes to the Wiltshire Policies Map - Site Allocations
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8 Appendix 2

Appendix 2: Proposed Changes to the Wiltshire Policies Map - Chippenham
settlement framework
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Chippenham Site Allocations Plan

Proposed Changes to Pre-Submission Draft Plan

Proposed change shows deleted text in strikethreugh and new text in bold.

Table 1: Proposed Changes considered and agreed at Council meeting 14 July 2015

Change Page Para Reasons for proposed | Proposed Change
no change
CHAPTER 2
1 8 2.6 Improve context Insert additional paragraph 2.6a as follows:
New text highlights “The centre of Chippenham has a designated conservation area. The Chippenham
important heritage Conservation Area Management Plan (Adopted April 2010 as Supplementary
assets forming a part of | Planning Guidance) provides development guidelines, which include protecting the
the context to the Plan settings of these and other key assets within the town. The churches of St Andrew
and St Paul have tall steeples and are prominent in views of the town. This
prominence reflects a deliberate design intention, and the setting of these assets
therefore includes the wider landscape in which they are experienced. There are a
number of significant assets within the town including:
e Grade | listed The lvy, The Yelde Hall and Sheldon Manor
e Grade II* St Andrew’s Church, Hardenhuish House, St Paul’s Church and St
Nicholas’s Church”
CHAPTER 3
2 17 3.6 Improves context Amend paragraph 3.6 as follows:
Additional text clarifies ““It is important that housing delivery is managed throughout the plan period to ensure that
the need that new it takes place in step with the provision of new infrastructure. As well as facilities forming
improved infrastructure | a part of development, this may, for instance, include strategic highway
includes transport improvements that may be required to accommodate the impact of growth. The Core
infrastructure Strategy already identifies a number of improvements needed in Chippenham which need
encompassing the to be provided alongside development including enhanced health and emergency
strategic road network services. This is also recognised in the Infrastructure Delivery Plan (September
2013) which identifies extended GP services as prioritised essential infrastructure.

1
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Change

Page Para

Reasons for proposed

Proposed Change

no change
The NHS and GPs in Chippenham are working towards a detailed proposal for
delivering these enhancements. Sustainable construction and low-carbon energy will be
integral to the development of all strategic sites.”
3 17 3.7 Factual update Amend paragraph 3.7 as follows:
Amended text reflects “In relation to primary education there is a desire to rationalise primary school provision to
more precisely the include more two form entry schools as this size has advantages in revenue funding,
Plan’s approach sustainability and in teaching and learning. The revenue funding advantages include being
able to achieve significant economies of scale, being more able to employ specialist staff
and having a larger base budget that is more able to cope with fluctuations in income that
result from changing pupil numbers. The proposals of the plan sheuld-seekto-enable-this
change-therefore focus on provision for two form entry primary schools as a part of
the development of strategic sites.”
4 17 3.8 Improve context Amend paragraph 3.8 as follows
Additional text explains | “Improvements are planned to improve how the A350 works and development at
how this objective Chippenham must not undo these benefits. Congested road corridors and junctions within
requires traffic impacts the town impede and can deter travel to the town's businesses, services and facilities. In
on the wider road particular, congestion in and around the town centre, as recognised by the Chippenham
network to be managed, | Vision, needs to be addressed as a part of planning for the town's growth. This also goes
in particular M4 junction | for management measures to prevent negative impacts on junction 17 of the M4
17. motorway. Joint working with Highways England helps to identify the cumulative
impacts of growth on the strategic road network and will inform measures to improve
junction 17.”
5 18 3.1 Improve clarity Amend paragraph 3.11 as follows
Amend the text to clarify | “The allocation and development of strategic sites will inevitably bring about fundamental
that heritage change from rural to urban to areas around the town. The landscape surrounding
assessment was a key | Chippenham provides the setting to the settlement, defining its edges and also providing
part of this evidence characteristic glimpses from the town out to the countryside. Evidence Paper 4:
alongside landscape Landscape Assessment(26) also raised specific concerns about protecting the
impact. setting and historic value of the conservation areas and heritage assets within each

2
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Change

Page Para

Reasons for proposed

Proposed Change

no change
Strategic Area. Development should seek to respect the important landscape features that
make up this character and look to capitalise on opportunities to protect and enhance local
heritage assets as well as biodiversity.”
CHAPTER 4
6 21 4.3 Improve clarity Amend paragraph 4.3 as follows
An additional sentence | “However, figures for housing supply are constantly changing, for example, since these
helps clarify how the were first published a further large site at Hunters Moon has been granted permission
scale of Greenfield land | subject to the signing of a Section 106 Agreement. Figures also take account of
required has been brownfield sites identified in Core Policy 9 of the Wiltshire Core Strategy and the
estimated. Chippenham Central Area Master Plan such as redevelopment proposals at Langley
Park. The latest housing land supply statement therefore indicates that the residual
requirement at Chippenham is now at least 1,935 homes.”
7 21 4.5 Factual update Amend paragraph 4.5 as follows
Removing the reference
to school provision “This site will deliver:
reflects revised e Alink road between Malmesbury Road (A350) and Maud Heath Causeway which
requirements and the will become the first section of an eastern link road through to the A4
introduction of e Provision for the long term protection and management of Birds Marsh Wood
Community oL and-for-a-one-form-entry-primary-school
Infrastructure Levy. +—Contributions-to-inelude—public open space, leisure provision, highway
improvements and education ceniributions.”
8 22 4.6 Factual update Amend paragraph 4.6 as follows
Removing the reference | “This site will deliver:
to school provision o Off-site highways works including to Pheasant roundabout;
reflects revised e Provision of new bus to allow dedicated service to run through the site;
requirements and the ._'Fhe_deig;ew_gf_land_fgpa_pnmagj_sghgek
introduction of o New Hill Top Park of 4.5 hectares;
Community o Contributions-te-inelude: public open space, leisure provision, highway
Infrastructure Levy improvements and education contributions.”
9 25 4.21 Improve clarity Amend paragraph 4.21 as follows

3
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Change

Page Para
no

Reasons for proposed
change

The wording of the 5th
sentence should be
clarified to reflect the
level of detail provided
in the policy.

Proposed Change

“This area has no obvious features that form a logical natural boundary. A chosen site
option creates a new potential boundary by taking a new distributor road to form a corridor
that would provide visual containment and an attractive edge to the town fellewinga

10 25 4.24

Improve clarity

To clarify the
relationship between
policies CH1-3 and the
role and purpose of
master plans.

Insert sub heading after paragraph 4.23 Consideration of planning applications and new
paragraph 4.24a after existing:

“Master plans

The following proposals establish the principles of development at South West
Chippenham, Rawlings Green and East Chippenham based on evidence prepared
that is appropriate to plan making. Each policy also requires any application to be
informed by a master plan which will reflect additional evidence prepared at a level of
detail to support a planning application as well as the principles and requirements
established in policies CH1, CH2 and CH3. Such evidence will include, but is not
limited to a Landscape and Visual Impact Assessment, Heritage Assessment,
Biodiversity Report, surface water management plan, Flood Risk Assessment and
Highways Statement. Such new evidence can be used as a material consideration
when considering a specific planning application. A master plan will refine and
provide a more detailed distribution of land uses for each site than that shown in the
indicative plans (figures 5.1-3). Further detailed landscape assessment may suggest
boundaries that have a better visual impact. A minor variation in site boundaries
from those on the policies map may therefore be justified on landscape grounds.

Adopted standards for provision to meet leisure and recreation needs will be applied
to each of the proposals. An audit of existing open space assets concludes that
Chippenham does not have a shortage of outdoor sports provision. A shortage of
amenity green space, parks and areas for informal recreation is addressed by
provision for substantial open space by proposals contained in policy CHA4.

A master plan will also include an explanation and show the nature and location of

4
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Change
no

Page Para

Reasons for proposed
change

Proposed Change

surface water management measures.”

CHAPTER 5

11 29 CH1

Improve clarity

Area depicted as a
riverside park in the
planning application
14/12118 and within the
control of the developer
is a smaller area of
78ha. Amend
requirement to say
approximately 100ha to
reflect position
emerging in relation to
planning application
14/12118 and allowing
also requirements which
emerge in the
management plan for
CH4.

Amend bullet point 5 as follows:

“Approximately 100ha as a riverside country park”

12 29 CH1

Factual update

Amend text to reflect the
introduction of
Community
Infrastructure Levy
charge rates whilst
ensuring necessary
school capacity and site
viability

Amend requirement (2) in policy CH1
“2. financial-contributions-toward-provision-of-new-sehoels provision of sufficient school

capacity to meet the need created by the development.”

13 29 CH1

Improve clarity

Amend requirement (3) in policy CH1
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Reasons for proposed

change

Proposed Change

“3. serviced land for employment is available for development before the cempletion
occupation of the 50th dwelling”

14

29

CH1

Improve clarity

Amend text to reflect
CH4. One of the
purposes of the country
park is to help integrate
strategic sites with the
town.

Amend requirement (4) in policy CH1

Enhanced routes for cycling and walking to and from the town centre”

15

29

CH1

Improve clarity

Provide wording to
match statutory duty to
have regard to the need
to preserve or enhance
designated conservation
areas

Amend requirement (5) in policy CH1

“5. a design and layout that preserves or enhances the importance and settings to
designated heritage assets”

16

29

CH1

Improve clarity

Each allocation policy
refers to the need for a
master plan to support
any planning
application. It aids the
clarity of the plan to
explain the relationship
between the plans
policies, the master plan
process and the
evidence necessary to
support a planning
application.

Amend final sentence of CH1 as follows:

“Development will take place in accordance with a master plan for the site approved by the
Council prior to commencement. The master plan will be informed by detailed evidence
which will include a Landscape Visual Impact Assessment, Heritage Assessment,
Biodiversity Report, Surface Water Management plan, Flood Risk Assessment and
Highways Statement.”
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Change

Page Para
no

Reasons for proposed

change

Proposed Change

17 31 52 Improve clarity Amend paragraph 5.2 as follows:
Remove unnecessary “A key element of these proposals is the early release of serviced land for employment
wording. development for a range of uses. With easy access to the A350 and M4 premises-within-an
attractive-environment the area will accommodate existing local businesses looking to
expand and attract inward investment from further afield. The Council with its partners will
play a proactive role in partnership with developers in order to ensure development can
take place, by marketing the site, brokering discussions with interested businesses and
exploring other initiatives in collaboration with the Local Enterprise Partnership.
Development of the site will deliver serviced land, with road access, utilities and
communications infrastructure, as part of a first phase of development.
18 31 5.3 Factual update Amend paragraph 5.3 as follows:
Additional wording The site divides into three distinctive areas that will each help to retain the mature network
highlights the need for of hedgerows and trees which with areas of greenspace will provide linkages through
master planning to development to the wider countryside and retain the distinctive enclosed mature setting to
address issues around | the landscape. Master plan work must address environmental issues around
the rifle range currently | Patterdown Rifle Range operating within the allocation. Detailed design should also
operating within the site. | recognise the generally higher level of the road to the town.”
19 31 54 Improve clarity Delete from paragraph 5.4 as follows:
It is not necessary as it
refers to the area that is
highlighted for
residential development
in Fig 5.1.
20 31 55 Improve clarity Amend paragraph 5.5. as follows:
Additional text clarifies “The proposals include provision of a large area of informal open space that includes the
how new development historic features assets and landscape setting to the Rowden Conservation Area.
should best preserve Development should be set back from the edge of Rowden Conservation Area.

7




Document 2 - Council 10 May 2016

Page Para Reasons for proposed Proposed Change

change

the importance of an Layout and design must preserve the importance of agricultural land as a setting
important heritage asset | contributing to the significance of Rowden manor and farm. Enhancing the
attractiveness and improving access to this area will realise this area’s potential as an
asset to the town for informal recreation and leisure. This includes interpretation of the Civil
War battlefield and the buildings and setting to Rowden Manor. These elements will be
considered in detail as a part of a historic assessment of the site which will inform
the master plan.”

21 31 5.7 Improve clarity Amend paragraph 5.7 as follows:
The amended wording “If a river footbridge is considered as part of the master plan process it should be located
clarifies the extent of as sensitively as possible to avoid impact on riparian habitats and provide improved

transport improvements | pedestrian and cycle links to the town centre avoiding busy roads.”
required as a part of the
development.

22 31 5.8 Improve context Additional sentence at the beginning of the paragraph 5.8 (See change 24 for footnote):

Additional text explains | “Development plan policies’ set out requirements for the additional open space and
standards for additional | formal sports provision that will be necessary as a part of all new residential

open space and formal | development.”

sports provision that will
be required as a part of
development

23 31 5.9 Improve clarity Delete last sentence of paragraph 5.9:

T/ obed

Not necessary. Area is
within the flood plain
Through the delivery of
green infrastructure this
land will perform a
biodiversity and visual
function in addition to
flood risk management.
Opportunities for
biodiversity
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Change

Page Para

Reasons for proposed

Proposed Change

no change
enhancement will be
included in the
management plan for
the country parks.
24 31 Footnote | Improve clarity New footnote (See changes 22, 33 and 45)
To clarify current and “Policies CF2 and CF3 North Wiltshire Local Plan 2011-Adopted June 2006 are set to
emerging policy be replaced by a new policy resulting from a partial review of the Wiltshire Core
Strategy.”
25 32 5.10 Improve clarity Amend paragraph 5.10 as follows::
Additional text clarifies “Pudding Brook is one such area. Any development impinging on designated
the most appropriate groundwater Source Protection Zones must follow principles and practice necessary
means to manage to safeguard them. Rates of surface water run off to the River must also remain at current
surface water and levels or less in order to reduce the risk of flooding elsewhere. Consideration of flood risk
establishes the need to | and necessary improvements to the drainage network must precede detailed development
undertake water supply | proposals. Any improvements to the water supply and foul drainage network should
improvements as soon | also be put in place at the earliest opportunity. This must involve determining accurate
as possible. boundaries to flood risk areas and a set of effective sustainable urban drainage measures.
These must take account of ground conditions and ensure sufficient land is set aside
at the master plan stage.”
26 32 CH2 The amended wording Amend bullet 4 of CH2 point as follows:
clarifies the timing and
extent of road “Distributor-standardread That part of the Eastern Link Road from the B4069 Parsonage
improvements required | Way to the eastern boundary of the site, including-connection over the main railway line-,
as a part of the and a road from this-distributor-standard-road Eastern Link Road to Darcy Close
development. (Cocklebury Link Road)”
27 32 CH2 Improve clarity Amend bullet 6 of CH2 as follows:
The precise extent of “a an approximately 10ha Country Park along the northern edge of new development
country park will be linking to the existing recreation areas along the river to Monkton Park area.”
determined through the
master planning
process. Inserting
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Change

Page Para
no

Reasons for proposed
change
‘approximately’ reflects
this fact.

Proposed Change

28 32 CH2 Improve clarity Amend requirement (2) in policy CH2
The amended wording “2. ' rClose-ane i iway-to-be-openio
clarifies the timing and before-the-completion-of-the the Eastern Link Road, completing a link between
extent of road Cocklebury Road and the B4069 to be open for use, prior to the occupation of more
improvements required | than 200tk dwellings”
as a part of the
development.
29 32 CH2 Factual update Amend requirement (3) in policy CH2
Amend text to reflect the | “2. Financial-contributions-toward-provision-of-new-schoels provision of sufficient school
introduction of capacity to meet the needs created by the development.”
Community
Infrastructure Levy
charge rates whilst
ensuring necessary
school capacity and site
viability
30 32 CH2 Improve clarity Amend final paragraph of policy CH2

Each allocation policy
refers to the need for a
master plan to support
any planning
application. It aids the
clarity of the plan to
explain the relationship
between the plans
policies, the master plan
process and the
evidence necessary to
support a planning

All other aspects of development will take place in accordance with a master plan for the
site approved by the Council prior to commencement. The master plan will be informed
by detailed evidence which will include a Landscape Visual Impact Assessment,
Heritage Assessment, Biodiversity Report, Surface Water Management plan, Flood
Risk Assessment and Highways Statement.”

10
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Change Page Para Reasons for proposed Proposed Change

no change
application.

31 34 5.11 Improve clarity Amend paragraph 5.11 as follows
Additional text clarifies “Connection to the drainage network will also require enhancements off site. Any
the most appropriate improvements to the water supply and foul drainage network need to be put in place
means to manage at the earliest opportunity. Consideration of flood risk and necessary improvements to
surface water and the drainage network must precede detailed development proposals. This must involve
establishes the need to | determining accurate boundaries to flood risk areas and a set of effective sustainable urban
undertake water supply | drainage measures. These must take account of ground conditions and ensure
improvements as soon sufficient land is set aside at the master plan stage.”
as possible.

32 35 5.16 Factual update Amend paragraph 5.16 as follows
A revised rationale for Land will be reserved within the scheme for a two form entry primary school. The estimated
this element of the needs generated by the development |tself do not by themselves require two forms of entry
scheme reflects new - , r-period-this school
evidence on how best to | will also be necessary to meet needs generated by development at North
provide local school Chippenham.”
capacity

33 35 5.16 Improve clarity Additional sentence to paragraph 5.16 as follows (See change 24 for footnote):
Additional text explains | “Development plan policies’ set out requirements for the additional open space and
standards for additional | formal sports provision that will be necessary as a part of all new residential
open space and formal | development.”
sports provision that will
be required as a part of
development

34 35 5.18 Improve clarity Additional sentence to paragraph 5.18 as follows:
Additional text clarifies “Land will be reserved in the vicinity of the western site boundary to facilitate the
responsibilities for construction by a third party of a road over river bridge to enable the Eastern Link

11
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Change
no

Page Para

Reasons for proposed
change

delivering this part of an
Eastern Link Road.

Proposed Change

Road to be completed. Provision will be made within a legal obligation to ensure that
the connection is deliverable by a third party without land ransom”

35 36 CH3

Improve clarity

The amended wording
clarifies the timing and
extent of road
improvements required
as a part of the
development

Amend bullet 6 in policy CH3 as follows

“ That part of the Eastern Link Road distributor-standard-road from between the north-
western beundary side of the site to and the A4, including cennesction a bridge over the
River Avon connecting with the Rawlings Green site distributor road. (an-Eastera-Link

Road)

36 36 CH3

Improve clarity

The preparation of a
master plan will
determine the best
visual treatment to the
boundary of the site.
This will include
elements of strategic
landscaping but will not
necessarily be wholly
carried forward in the
manner expressed.
More detailed design
will establish the most
appropriate treatment
and attractive edge to
the town as a part of a
master plan for the site.

Amend bullet 7 in policy CH3 as follows

“Strategic landscaping and open space to retain and reinforce existing hedgerows, establish

new areas of substantial planting and landscaping—and-te-provide-a-visualbeundary-to-the
tewn-alongtheroute of-the EasternLink - Road?

37 36 CH3

Improve clarity

Amend bullet 8 in policy CH3 as follows

12
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Change

no

Page Para

Reasons for proposed
change

The precise extent of
country park will be
determined through the
master planning
process. Inserting
‘approximately’ reflects
this fact.

Proposed Change

“a an approximately 35ha Country Park along the western side of new development.”

38 36 CH3 Improve clarity Amend bullet 9 in policy CH3 as follows
The amended wording “no more than 400 homes to be completed occupied before the Cocklebury Link Road is
clarifies the timing and open for use.”
extent of road
improvements required
as a part of the
development.
39 36 CH3 Improve clarity Amend requirement (2) in policy CH3 as follows
The amended wording “2. a road crossing of the River Avon open for use before the eompletion occupation of the
clarifies the timing and 400" dwelling”
extent of road
improvements required
as a part of the
development.
40 36 CH3 Improve clarity Amend requirement (3) in policy CH3 as follows
The amended wording “3. the Eastern Link Road open for use in its entirety between the A350 Malmesbury
clarifies the timing and Road and the A4 by eompletion the occupation of the 750th dwelling
extent of road
improvements required
as a part of the
development.
41 36 CH3 Factual update Amend requirement (5) in policy CH3 as follows:

Amend text to reflect the

Amend requirement (5) in policy CH3 as follows

13
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Change
no

Page Para

Reasons for proposed
change

introduction of
Community
Infrastructure Levy
charge rates whilst
ensuring necessary
school capacity and site
viability

Proposed Change

“5. financial-contributions-toward-provision-of-new-secheoels-provision of sufficient school

capacity to meet the need created by the development.”

42 36 CH3 Improve clarity Amend final paragraph in policy CH3 as follows:
Each allocation policy “Development will take place in accordance with a master plan for the site approved by the
refers to the need fora | Council prior to commencement. The master plan will be informed by detailed evidence
master plan to support which will include a Landscape Visual Impact Assessment, Heritage Assessment,
any planning Biodiversity Report, Surface Water Management plan, Flood Risk Assessment and
application. It aids the Highways Statement.”
clarity of the plan to
explain the relationship
between the plans
policies, the master plan
process and the
evidence necessary to
support a planning
application.
43 37 Policies | Factual update Amend Figure 5.3 and Appendix 1
map and
figure A small parcel of land at | The boundary to CH3 should be re-aligned as shown in appendix 1, below
5.3 the end of Harden’s

Mead provides an area
for informal recreation to
nearby residents.
Currently shown within
the allocation boundary,
this land will be left
unaffected by proposals

14
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Change

Page Para

Reasons for proposed

Proposed Change

no change
for development and
should therefore be
excluded.

44 38 5.19 Improve clarity Amend paragraph 5.19 as follows and new paragraph 5.19a
Additional text clarifies Rates of surface water run off to the River must be less than current levels in order to
the most appropriate reduce the risk of flooding elsewhere. Connection to the drainage network will also require
means to manage enhancements off site. Any improvements to the water supply and foul drainage
surface water and network need to be put in place at the earliest opportunity. Consideration of flood risk
establishes the need to | and necessary improvements to the drainage network must precede detailed development
undertake water supply | proposals. This must involve determining accurate boundaries to flood risk areas. and-a-set
improvements as soon | of-effective-sustainable-urban-drainage-measures. A sustainable urban drainage system
as possible. will need to be designed and built to take into account ‘clayey-loamey’ ground

conditions and sufficient land outside flood risk areas will need to be set aside at the
The amended wording master plan stage.
clarifies the timing and
extent of road Land will be reserved in the vicinity of the eastern site boundary to facilitate the
improvements required | construction by a third party of a road over river bridge to enable the Eastern Link
as a part of the Road to be completed. Provision will be made within a legal obligation to ensure that
development. the connection is deliverable by a third party without land ransom.”

45 39 5.28 Improve clarity Additional sentence at the beginning of the paragraph 5.28 (See change 24 for footnote)
Additional text explains | “Development plan policies' set out requirements for the additional open space and
standards for additional | formal sports provision that will be necessary as a part of all new residential
open space and formal | development.”
sports provision that will
be required as a part of
development

46 39 5.29 Improve clarity Amend paragraph 5.29 as follows:

The Chippenham-Calne | “The riverside park would be central to creating attractive routes for walkers and cyclists.
(national cycle route) The pedestrian and cycle network should also be improved through the enhancement of
has a particular the existing and provision of new routes, to retain the attractiveness of the
importance that needs Chippenham- Calne cycleway and inpartiedlar specifically to increase the accessibility

15




6/ abed

Document 2 - Council 10 May 2016

Change

Page Para

Reasons for proposed

Proposed Change

no change
to be recognised in the | of Abbeyfield School, Stanley Park and the riverside to the existing urban area.”
detailed design and
layout of the site.
47 39 5.30 Improve clarity Amend paragraph 5.30 as follows
The amended wording “Development is expected to commence from a southern access to the A4. Evidence on
clarifies the timing and the impacts of development of this site and elsewhere shows that new road
extent of road infrastructure needs to be provided as soon as pOSSIble in order to prevent
improvements required | unacceptable impacts on the network.
as a part of the this-corridor-into-the-town. Completion of a the Cocklebury Link Road link and an the
development. Eastern ILink fRoad areund-the-town to the A350 north of the town will do much to tackle
pressures from additional traffic. Transport assessments suggest that up to 400 new
dwellings sheuld can be provided before the Cocklebury Link Road Lirk sheuld-be is in
place. A new bridge over the River Avon can then connect to the Rawlings Green part of
this infrastructure and the rates and quantum of development can then increase. An
Eastern Link fRoad to the A4 will be built in step with development and needs to be in
place by the completion of the 750th dwelling.”
48 39 5.31 Improve clarity Delete paragraph 5.31
This paragraph largely
duplicates the previous
one and can be
removed.
. o Ad by 4 . f the 750, dwelling”
49 40 5.33 Improve clarity Amend paragraph 5.33 as follows
Amended text clarifies “In order to ensure these objectives are achieved in a complementary and comprehensive
how the proposal will be | manner the management and use of new country parks will be directed by a management
taken forward through plan that will be approved by Wiltshire Council with the involvement of local stakeholders
the planning process. and Iand owners alongS|de spemahst mterests such as the Wlltshlre Wildlife Trust. Fhe
process. Master Plans for each strateglc S|te proposal (CH1 3) WI|| define the preC|se
boundaries to country parks and will show pedestrian and cycle routes across them

16
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Change

no

Page

Para

Reasons for proposed
change

Proposed Change

necessary to connect the new development and necessary for it to proceed.
Indicative areas are shown on Figures 5.1, 5.2 and 5.3 above It is envisaged that the long
term management of the country parks will be secured through planning obligations relating
to individual sites. Further work is being undertaken to develop the ownership,
governance and detailed management of the Country Parks.”

CHAPTE

R6

50

42

6.4-6.6

Factual update

Text amendments
necessary with adoption
of Community
Infrastructure Levy

Amend paragraphs 6.4 — 6.6

“In Junre May 2044 2015, Wiltshire Councrl stbmitted adopted a Communlty Infrastructure
Levy (CIL) Braft Charging Schedule

infrastructure-Levy. CIL is a charge that local authorities in England ean place on
development in their area. The money generated through the levy will contributes towards
the funding of infrastructure to support growth. Erom-Aprit2045,-The council willkbe is
restricted in its ability to pool infrastructure contributions from new development through the
existing mechanism of Section 106 agreements.

The Braft Charging Schedule propeses has differential charging rates based on the type
and location of development. The Braft Charging Schedule also propeses has a reduced
CIL rate for residential development within the strategically important sites as identified in
the Wiltshire Core Strategy. This is due to the higher cost of delivering the critical on-site
infrastructure needed to unlock the development potential of these strategically important
mixed use sites. However, as a result of the removal of the Chippenham strategic sites
formerly allocated in the Core Strategy, there weuld is not be a reduced rate for the sites
identified in this Chippenham Site Allocations Plan. To reflect the fact that the standard rate
of CIL is to be charged for the strategic sites In Chippenham, the Council is seeking fewer
off site funding contributions than usual because a much higher proportion of
infrastructure investment will need to be sourced from the CIL. This avoids an
unacceptable burden on developers but necessitates much closer collaboration and
co-ordination around how CIL funds are used to support growth. Assueh—theeeunerl

17
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Change Page Para Reasons for proposed
no change

Proposed Change

NEW CHAPTER: ‘GLOSSARY’

51 Improve clarity

Adding a glossary of
terms removes scope
for ambiguity.

Briefing Notes: A series of notes to provide background information on a number of
recurring questions about the content of the plan and the process for preparing the
plan

Cocklebury Link Road: A road from Parsonage Way, over the railway line and via
Darcy Close to Cocklebury Road that provides a second access to Monkton Park.

Core Strategy: A Development Plan Document setting out the spatial vision and
strategic objectives of the planning framework for an area, having regard to the
Community Strategy.

Eastern Link Road: A distributor standard road between the A350 Malmesbury Road
and the A4

Examination in Public (EiP) : An independent examination of draft plans.

Evidence Papers: a set of documents that summarises the information described in
the Strategic Site Assessment Framework. Separate evidence papers cover each of
the Chippenham Core Strategy Criteria.

Site Selection Report: A report explaining the Council’s choices of preferred areas
and site options drawing on evidence guided by the Strategic Site Assessment

Framework and Chippenham Core Strategy Criteria.

Strategic sites: Major development that delivers a mix of uses, critically local

18
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Change Page Para Reasons for proposed | Proposed Change

no change

employment as well as homes, but also all the infrastructure (for example: primary
schools, community facilities, formal and informal recreation facilities and often local
shops and services) necessary to support the development of the site and wider
impacts of significant growth (often funding contributions to facilities and
infrastructure elsewhere made necessary by needs arising from development, for
example, leisure facilities or bus services)

Sustainability Appraisal (SA): An appraisal of the impacts of policies and proposals
on economic, social and environmental issues.

Strategic areas: The different broad directions for long term growth at Chippenham.
Five areas have been identified for assessment. They are defined by significant
obstacles to development such as transport corridors and the river and included on
a diagram in suggested changes to the Wiltshire Core Strategy.

Site options: detailed proposals for strategic sites. Located within a preferred area,
their extent is shown on an ordnance survey base. These include an estimated
number of new homes and the area that will be developed for new employment. The
proposals also include specific requirements for new infrastructure necessary to
serve the development and other requirements to ensure it takes an acceptable form.

28 abed

Preferred area: The strategic area (or areas) that perform best when considered by
the strategic site assessment framework and sustainability appraisal.

Strategic site assessment framework: How each of the six criteria set in the Wiltshire
Core Strategy will be used to assess site options and strategic areas.

The Chippenham ‘core strategy’ criteria (CP10 criteria): The six criteria setting out
the principles guiding the selection of strategic sites around Chippenham, as
established in Core Policy 10 (the Chippenham Area Strategy) of the Wiltshire Core
Strategy.”

19
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Table 2: Proposed Changes for clarity and accuracy post Council meeting 14 July 2015

Change
no
52 4 1.6

Page Para

Reasons for proposed

change
Improve clarity

Extracting existing
evidence on heritage
assets in the published
evidence base and
presenting it as a single
Evidence Paper

Proposed Change

Add at the end of the bulleted list:

“Evidence Paper 7 : Heritage Assets”

53 10
box

Strategy

Improve accuracy

Update reference to the
Wiltshire Core Strategy
to relate to the adopted
Plan

Amend reference

Wiltshire Core Strategy, adopted January 2015, paragraph 5.46 and 5.47 and-5-47a
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Appendix 1

Revised site boundary on Policies Map and Figure 5.3
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This document was published by the Spatial Planning team, Economic Development and Planning,
Wiltshire Council.

For further information please visit the following website:

www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/

chippenhamsiteallocationsplan.htm
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Information about Wiltshire Council services can be made available in other formats
(such as large print or audio) and languages on request. Please contact the council
on 0300 456 0100, by textphone on (01225) 712500 or by email on
customerservices@wiltshire.gov.uk.
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Na zyczenie udostepniamy informacje na temat ustug oferowanych przez wladze samorzadowe
hrabstwa Wiltshire (Wiltshire Council) w innych formatach (takich jak duzym drukiem lub w wersj
audio) i w innych jezykach. Prosimy skontaktowac sie z wladzami samorzgdowymi pod numerem
telefonu 0300 456 0100 lub telefonu tekstowego (01225) 712500 badz za posrednictwem poczty
elektronicznej na adres: customerservices@wiltshire.gov.uk
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Introduction & Background

Introduction

1. The Wiltshire Core Strategy (WCS)' requires that approximately 5,090 new homes
should be provided in the Chippenham Community Area and that ‘at least’ 4,510 of
these should be at Chippenham.

2. The policy goes on to require allocations for strategic sites to be identified in the
Chippenham Site Allocations Development Plan Document (Chippenham Site
Allocations Plan) to accommodate approximately 26.5ha of land for employment
and at least 2,625 new homes.

3. The method employed to select sites in the submitted draft Chippenham Site
Allocations Plan followed that set down in the Wiltshire Core Strategy. This
approach followed a ‘two stage approach’ of determining preferred areas for the
town’s expansion and then appropriate sites within them. As a result of concerns
expressed by the Inspector examining the soundness of the draft Plan, the Council
is revisiting this approach?.

4. This report replaces the Chippenham Site Selection Report published in February
2015 and presents the results of the schedule of work provided to the Inspector that
involved the following:

a. a methodology which removes the two stage approach to site identification and
replaces it with a parallel assessment of strategic areas and strategic sites that
culminates in the comparison of alternative development strategies

b. a more straight forward employment-led approach that removes the ranking of
criteria.
C. additional assessments of new strategic site options within all strategic areas

and a review of existing and as well as additional sustainability appraisal;

5. The enhanced methodology employs ten distinct steps, as set out in APPENDIX 1.
The structure of this report follows each of those steps culminating in the
comparison of alternative development strategic and selection of a preferred
development strategy®

6. Each chapter of this Site Selection Report will summarise the outcomes and
conclusions from each step in the process. In general the detailed assessments
are included in a separate Appendix. The assessments rely on existing published
evidence and some new evidence to support the new process.

' CWCO0/01 Wiltshire Core Strategy, Wiltshire Council, January 2015, Core Policy 10 ‘Spatial Strategy
— Chippenham Area

% Letter from the Inspector to the Council, 16 and 30 November 2015 (EX/10, EX/11)

® Letter from the Council to the Inspector, 4 December 2015 (EX/12)
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The Wiltshire Core Strategy —policy context
Scale of development requirements (housing and employment)

Council Version

7. The Wiltshire Core Strategy (WCS) requires a scale of development at Chippenham
of at least 4,510 dwellings and approximately 26.5ha employment land over the
plan period 2006 to 2026. A number of dwellings have been built since 2006 and
there are planning permissions (including resolutions to grant planning permission)
either awaiting commencement or under construction for a further amount.

8. Although Core Policy 10 of the WCS states that the Chippenham Site Allocations
Plan should look to allocate strategic mixed use sites to accommodate 26.5ha of
employment land and at least 2,625 dwellings this was based on the Housing Land
Supply calculated at April 2013.

9. The situation when assessed in April 2014* was included as the baseline data for
housing and employment included in the draft Chippenham Site Allocations Plan
and is set out in Table 1.1, below.

Table 1: Housing Land Supply, Chippenham Town, April 2014

Core Strategy Completions Commitments Residual requirement
Requirement 2006-2014 April 2014

2006-2026

4,510 995 1,579 1,936

Table 2: Employment Land Supply, Chippenham Town, April 2014

Core strategy Completions 2006- Employment Residual requirement
employment land 2014 commitments April 2014
requirement
26.5 ha 0 ha 5.0 ha 21.5 ha
10. As part of the review of the proposals of the Plan it is important to base

requirements on the latest published date which rolls forward the base date of the
Plan to April 2015. This is set out in Table 1.3, below. The supply of employment
land has not changed since April 2014

Table 3: Housing Land Supply, Chippenham Town, April 2015°

Core Strategy

| Completions

| Commitments |

Residual requirement

* CSHG/01 Housing Land Supply Statement (April 2014), Wiltshire Council, July 2014

° CSH5/08 Housing Land Supply Statement, April 2015 (published September 2015) Figures are

rounded to the nearest 5
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11.

12.

13.

14.

15.

16.

Council Version

Requirement 2006- 2006-2015 April 2015
2026
4,510 1015 2,730 1,780

The list of commitments includes the saved local plan allocations are at Foundry
Lane (Langley Park) and Cocklebury Road and sites which were subject to section
106 Agreement at April 2015 (Hunters Moon and North Chippenham. North
Chippenham has since been granted permission on 12 February 2016)

Delivery of Brownfield and Windfall sites

In Wiltshire windfall is defined as unallocated development on previously developed
land excluding residential gardens, which is consistent with the definition in the
NPPF. At the housing market area (HMA) level an allowance for windfall
development is included in housing land supply calculations, based on historic rates
of delivery from this source of supply for both large (10 dwellings or more) and small
(fewer than 10 dwellings) windfall sites.

The reliance on large sites to calculate the windfall allowance for the purpose of
housing land supply is appropriate because, although different settlements will
deliver large windfall sites at different times during the plan period, in combination
they provide consistent rates of delivery at the HMA level. However, at the local
community level, such as Chippenham, the delivery of large windfall development is
less reliable.

The strategy of the North Wiltshire District Local Plan focused on the delivery of
previously developed land to meet the housing requirement for the plan period to
2011. This approach included the allocation of brownfield land to provide 576
homes at Chippenham. However, as at April 2015, only 258 homes have been built
on those allocated sites, which is a significantly lower rate of delivery than
anticipated. The only remaining saved brownfield allocation at Chippenham is
Foundry Lane for 250 dwellings, and which is already accounted for in the latest
residual housing requirement for the town. The principal issue here is that there is
no certainty that such sites will be developed. For example, an analysis of windfall
sites permitted compared to sites promoted in the Strategic Land Availability
Assessment (SHLAA) suggests that only 7-8% of the brownfield site permissions
for the period since 2009 were included in the SHLAA.

Paragraph 48 of the NPPF says:

‘Local planning authorities may make an allowance for windfall sites in the five-year
supply if they have compelling evidence that such sites have consistently become
available in the local area and will continue to provide a reliable source of supply.
Any allowance should be realistic having regard to the Strategic Housing Land
Availability Assessment, historic windfall delivery rates and expected future trends,
and should not include residential gardens’.

National policy indicates that it may be appropriate to include an allowance for
windfall sites when calculating a 5 year supply of housing but does not indicate that
it is necessary in terms of plan making.
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17.

Representations to the draft Chippenham Site Allocations Plan have questioned this
approach believing that an allowance should be made for small windfall sites before
considering specific strategic site allocations. A number of brownfield sites have
been referred to as offering potential for housing within Chippenham, which are
discussed briefly below.

Police Station

18.

A small site which may be suitable for a range of land uses compatible to its central
location.

Langley Park

19.

A saved policy in the WCS, which anticipates 250 homes coming forward and is
already included as a commitment in the housing land supply data. There are
renewed discussions about the potential of the area for development to include a
mix of land uses appropriate to a central location including some additional housing.

Middlefields School

20.

21.

22.

23.

Declared surplus to requirements by Wiltshire Council this is currently being
promoted as a mixed use site and could include some housing.

Each site is suitable for a number of uses and there is no certainty about the level of
housing that these sites would contribute towards supply. The ‘at least’ 4510 homes
requirement provides the flexibility for some homes to be included in each site
should this be the right approach. For small windfall sites the picture is generally
more consistent at the local level. Based on historic delivery rates it can be
assumed that a number of dwellings will be built within Chippenham on small
windfall sites by redevelopment within the urban area. However, data shows this
source of supply, to be quite modest and opportunities limited for Chippenham,
despite the size of the settlement. Taking the historical rate of delivery on
unallocated small brownfield sites that were permitted over the period 2009 to 2015
at Chippenham as an indication of future small site delivery at the town, indicates
that approximately 160 homes could come forward, which is not significant.

The WCS states that "the limited opportunities for the redevelopment of brownfield
sites in Chippenham mean that it is necessary to identify Greenfield sites on the
edge of town.” (paragraph 5.46, WCS). The Council considers that the above
evidence reinforces this point and that, for Chippenham an additional allowance for
brownfield land is not justified in this plan.

Given the unpredictability of this source of supply and the limited contributions
historically developed at Chippenham no deduction has been made to the residual
housing requirement to be identified through strategic site allocations. By seeking to
meet the remainder to be identified to meet plan requirements, through the
allocation of strategic sites on the edge of the town, the Chippenham Site
Allocations Plan can better ensure a supply of deliverable land and the flexibility to
meet demand.

The Core Policyl10 Criteria
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24.

25.

26.

27.

28.

29.

The WCS also establishes a set of six criteria to guide the town’s expansion (Core
Policy (CP) 10 criteria) as set out below:

1. The scope for the area to ensure the delivery of premises and/or land for
employment development reflecting the priority to support local economic growth
and settlement resilience

2. The capacity to provide a mix of house types, for both market and affordable
housing alongside the timely delivery of the facilities and infrastructure necessary
to serve them

3. Offers wider transport benefits for the existing community, has safe and
convenient access to the local and primary road network and is capable of
redressing traffic impacts, including impacts affecting the attractiveness of the
town centre

4. Improves accessibility by alternatives to the private car to the town centre, railway
station, schools and colleges and employment

5. Has an acceptable landscape impact upon the countryside and the settings to
Chippenham and surrounding settlements, improves biodiversity and access and
enjoyment of the countryside

6. Avoids all areas of flood risk (therefore within zone 1) and surface water
management reduces the risk of flooding elsewhere

These form the central basis for selecting ‘strategic sites’ expanding the town. A
Strategic Site Assessment Framework® has been developed to define how the
CP10 criteria will be interpreted.

The Strategic Site Assessment Framework

Developed through consultation, the Chippenham Strategic Sites Assessment
Framework (SSAF) sets out in more detail how each of these criteria are used. It
lists elements by which an area or site should be assessed against each of the
CP10 criteria, the rationale explaining why it is included and what evidence will be
used to describe how well a site or area performs against that measure.

The Strategic Sites Assessment Framework will be the basis for the individual
policy assessment of reasonable alternative strategic site options and is included at
APPENDIX 2 for information

A series of evidence papers describe the results of the evidence gathered in
accordance with the Strategic Site Assessment Framework for each of the ‘strategic
areas’ identified in the Core Strategy. Each provides evidence relevant to the six
CP10 criteria.

The evidence papers therefore cover’:

e Evidence Paper 1: Economy

j CEPS/18 Chippenham Strategic Site Assessment Framework, Wiltshire Council, December 2014

http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/chippenhamsiteallocationsplan/ch

ippenhamplanprogramme.htm
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30.

31.

e Evidence Paper 2: Housing and Community Facilities

o Evidence Paper 3: Transport and Accessibility (Parts 1 and 2)
o Evidence Paper 4: Landscape Assessment

e Evidence Paper 5: Biodiversity

e Evidence Paper 6: Flood Risk and Surface Water Management
o Evidence Paper 7: Heritage Assets

As stated above specific new evidence has been prepared to support the revised
methodology and includes:

o Amended and enhanced Sustainability Appraisal Report

o Addendum to Evidence Paper 3: Transport and Accessibility Part 1 —
Strategic Site Options

o Addendum to Evidence Paper 3: Transport and Accessibility Part 2 —
Alternative Development Strategies

o Addendum to Evidence Paper 2: Housing and Community Facilities — Air

Quality
o Viability Assessment of Strategic Site Options
o Letter from Environment Agency regarding the latest information on flood risk.

Strategic areas

The WCS identifies, diagrammatically, a set of strategic areas east of the A350 as
potential directions for future expansion. The ‘strategic areas’ are defined by
barriers such as main roads, rivers and the main railway line. Strategic sites will be
allocated in one or more of the strategic areas.
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Chippenham Strategic Areas

Railway line /

A420

A4

Figure 1. Chippenham Strategic Areas

32.

The Core Strategy indicates that strategic sites will be east of Chippenham
(strategic areas A — E, identified in the diagram above). Areas west of the Town
have not been defined. The reasoning for this is set out in a briefing note explaining
the selection of these strategic areas®

Planning Judgement

33.

An approach to site selection must be transparent and rational. The Courts have
considered criticism of approaches to plan making and have observed in one case
that:

“the necessary choices to be made are deeply enmeshed with issues of planning
judgment, use of limited resources and the maintenance of a balance between the
objective of putting a plan in place with reasonable speed (particularly a plan such
as the Core Strategy, which has an important function to fulfil in helping to ensure
that planning to meet social needs is balanced in a coherent strategic way against
competing environmental interests) and the objective of gathering relevant evidence
and giving careful and informed consideration to the issues to be determined”
(Ashdown Forest Economic Development LLP and SoSCLG [2014] EWHC 406
Sales J)"

8 CEPS/13 Briefing note 2: Definition of the Chippenham Strategic Areas (Updated), Wiltshire Council,
January 2015

Page 99



Document 3A -Council 10 May 2016
Chippenham Site Allocations Plan Site Selection Report Council Version

34.

The exercise of planning judgments is inevitable when selecting appropriate sites
for development. In making such judgements the Council, as set out in sections 66
and 72 of the Listed Buildings and Conservations Area Act 1990, special attention is
paid to the preservation of heritage assets. Judgements reported in this report are
considered soundly based and on the evidence some sites are rejected and others
taken forward. The approach is transparent and even-handed and consistent with
the approach advocated in the Ashdown case.

Sustainability Appraisal and Strategic Environmental Assessment

35.

36.

Sustainability appraisal works alongside the Strategic Site Assessment Framework.
Sustainability appraisal performs a similar task and reports on likely environmental,
social and economic effects of the options in order to inform decision making. This
work is being carried out independently to the council. A sustainability appraisal
framework and a set of questions form the basis for reporting on each of the effects
of the different options® under consideration at each step: strategic areas, strategic
site options and finally alternative and preferred development strategies.

The sustainability appraisal incorporates assessment and reporting on the
environmental effects of different options as required by Strategic Environmental
Assessment regulations® for all plans and projects likely to have significant
environmental effects.

 CSUS/01 Wiltshire Housing Site Allocations DPD and Chippenham Site Allocations Plan
Sustainability Appraisal/ Strategic Environmental Assessment Scoping Report, Atkins, August 2014
'% The Environmental Assessment of Plans and Programmes Regulations 2004
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1. Step 1: Review Sustainability Appraisal of Strategic
Areas

Objective: To improve the consistency and clarity of the Sustainability
Appraisal of Strategic Areas Ato E

Introduction

1.1 Each of the Strategic Areas has been assessed against the Sustainability Appraisal
(SA) Objectives in the SA Framework (Table 6.1, SA Report'"). During the hearing
sessions there was some concern about whether the assessments presented in
Appendix 1 to the SA Report and summarised in Chapter 7 of the SA Report
correctly reflected the evidence on which it relied.

1.2 There was no need to change the SA objectives. These remain the core objectives
of the SA and derive from a scoping process involving public consultation. The
previous appraisal of strategic areas has been reviewed for consistency and clarity.
This included a review of decision aiding questions to ensure that they were
appropriate to identify adverse impacts arising from development at Chippenham.

1.3 The SA identifies, for strategic areas, the likely significant effects of a large scale
mixed use development, highlighting and explaining where the mitigation of impacts
may be problematic.

14 In so doing, a context for carrying out this work is the requirements and safeguards
derived from policies set out in the Wiltshire Core Strategy (WCS). Consistent with
the National Planning Policy Framework, the WCS is the local expression of the
sustainable development of the County.

1.5 No strategic areas are identified west of the A350. This choice is not considered to
be a reasonable alternative location for a large mixed use site. A full explanation is
provided in a separate briefing note, which comments that successive Strategic
Housing Land Availability Assessments have shown overwhelming land owner and
developer interest east of A350 and that options for development that involve
breaching and building beside the A350 are much more difficult to achieve without
compromising its strategic role. The A350 therefore represents a barrier to
development and a logical boundary to the town.

1.6 The sustainability appraisal considers likely significant impacts from large scale
mixed use development (‘strategic sites’) in the context of strategic areas A —E
achieving an overall scale of development to be accommodated of at least 1,780
dwellings and 26ha of land for employment development (Use Classes B1, B2 and
B8). This scale of residential development is in addition to land already committed
at North Chippenham and Hunter’'s Moon. Strategic sites are required in addition to
brownfield development and non-strategic sites for which an allowance has been
made.

" CSUS/02 Sustainability Appraisal Report (February 2015) http:/www.wiltshire.gov.uk/chippenham-
draft-sa-report.pdf

Page 101


http://www.wiltshire.gov.uk/chippenham-draft-sa-report.pdf
http://www.wiltshire.gov.uk/chippenham-draft-sa-report.pdf

Document 3A -Council 10 May 2016
Chippenham Site Allocations Plan Site Selection Report Council Version

1.7 Assessments of strategic areas considers potential for development both with and
without possible link roads that connect the A4 and A350. This has a particular
bearing on the likely impacts of development in Areas C and D. Land North of
Chippenham (Area A) will be developed for up to 750 dwellings and includes a link
road (a 7.3m local distributor road) and Area A has been assessed taking account
of this proposal.

1.8 The SA objectives and summary findings from the report are set out below. The
detailed considerations can be found in the Sustainability Appraisal Report :
Sustainability Appraisal of Strategic Areas.

Summary of Sustainability Appraisal of Strategic Areas

1.9 The sustainability appraisal has identified a range of constraints and has come to
the following conclusions about each area:

Area A

1.10 In terms of socio-economic SA objectives, Area A generally provides positive
support for the housing and local economy SA objectives. There are, however, two
constraints relating to inclusive and self-contained communities and promotion of
sustainable travel choices. In particular, the constraints relate to non-motorised
access to community facilities and the town centre but mitigation is considered
achievable.

1.11 With regard to environmental SA objectives, the assessment results indicate
marked constraints of problematic mitigation in relation to biodiversity and
geological features and efficient use of land. Area A encompasses a number of
important ecological resources, including two BAP priority habitats, Birds Marsh
Wood County Wildlife Site as well as several protected species. The majority of
land in the strategic area not covered by the approved application comprises BMV
agricultural land, making mitigation through avoidance of BMV also problematic.

1.12 The eastern part of the strategic area is formed of land which contributes to the
setting of a number of heritage assets and includes some landscapes with particular
sensitivity. These constraints could be achievably mitigated through sensitive
design, layout and landscaping which address the need to enhance or better reveal
the settings of these assets. Other environmental constraints regarding water
resources, air quality and environmental pollution and communities are also
achievably mitigated. The constraint relating to mitigation of and vulnerability to
climate change can be mitigated through reduced car dependency, carbon
sequestration and design which minimises carbon emissions during construction
and operation.

1.13 Regarding sustainable transport, the Area is well situated in relation to the PRN with
the A350 adjoining the western boundary of the Area, and affords good access to
the existing principal employment site to the east. The Area has moderate non-
motorised access to the town centre. Relative ease of access to the M4 corridor
from this Area may encourage longer distance commuting and road transport
focused employment development, which may result in lack of integration with the
town centre. These factors combined indicate strong potential for marked reliance
on motorised transport from development in the Area, with the risk of exacerbating
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congestion and associated air quality and noise issues on the B4069 route to the
east and the town centre. In order to alleviate congestion public transport
improvements would have to bring about a substantial modal shift. This mitigation is
considered achievable.

The best performing part of the Area comprises that already covered by the
approved application. Improvement to the existing public transport network will be
required as part of the approved application and there is potential for the approved
application to extend existing bus routes to serve the area. The B4069 would serve
the Area well as a future public transport corridor. Any development in the Area
should also seek to appropriately integrate with the link road proposed in the
approved application to support optimal access to the PRN, the town centre,
existing employment sites and key facilities.

Area B

With regard to socio-economic SA objectives, Area B generally provides positive
support for the housing and local economy SA objectives. There is, however, one
constraint related to the promotion of sustainable travel choices to employment
areas. Improvements to public transport network in Chippenham would be needed
to support employment development at Area B. This mitigation is considered
achievable.

The assessment results indicate that development in Area B is subject to a number
of environmental constraints. The extent of BMV agricultural land, which is
considered too extensive to adequately mitigate through avoidance, is deemed
problematic. None of the other environmental constraints are deemed problematic
to mitigate. Constraints in Area B concern biodiversity, efficient and effective use of
water resources, mitigation of and vulnerability to climate change, heritage assets
and the quality of urban and rural landscapes. Biodiversity constraints include the
River Avon CWS which can be avoided. Mitigation of effects from development in
an Outer SPZ is considered achievable, as are mitigation of impacts on and
vulnerability to climate change through building design, carbon sequestration and
reduced focus on the private vehicle. Constraints associated with heritage relate to
land which contributes to the setting and character of Langley Burrell and Tytherton
Lucas Conservation Areas and listed buildings at Rawlings Farm and Upper
Peckingell Farm. Additionally visual effects of development in Area B on the rural
landscape, particularly in terms of the setting of the village of Tytherton Lucas, are
of problematic mitigation.

Regarding sustainable transport, the assessment for Area B indicates the northern
and eastern parts of the Area are constrained in relation to the weak ease of access
to community facilities and services but that these constraints would not be
problematic to mitigate. The southern and western parts of the Area enjoy good
access to the town centre and existing employment areas, in terms of non-
motorised movement. However, access to the PRN is generally weak and would
likely entail routing through the town centre, as well as increasing pressure on the
already congested B4069. The approved application in Strategic Area A comprises
a strategic link road which would improve access from Area B to the PRN.
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1.18

1.20

1.21

The close proximity to the town centre as well as an existing principal employment
site presents a strong opportunity in the south and west of the Area to encourage
more compact development focused on nhon-motorised movement routes, with close
attention to ecological and landscape integration. However, this would need to be
supported by improved public transportation services using the B4069 corridor in
order to avoid increases in vehicle traffic, as well as good quality well integrated
employment opportunities and increased provision of community services.
Improving access from this Area to Abbeyfield School would require a new river
crossing.

Area C

Area C provides support for socio-economic SA objectives relating to housing and
long-term sustainable economic growth. Additionally, a number of constraints are
identified with regard to accessibility, including weak access by public transport and
non-motorised modes to proposed employment development as well as access to
community facilities and services but these are considered of achievable to
mitigate.

The Area does not perform well in relation to the environmental SA objectives as it
exhibits two constraints which might prove problematic to mitigate against (land
efficiency and air quality and environmental pollution). The extent of BMV land in
Area C makes strategic mixed-use development in this Area problematic to mitigate
as BMV cannot be avoided. The main access to the PRN and the town centre is via
the already congested A4. Environmental pollution is a constraint considered
problematic to mitigate as development of Area C would increase air and noise
pollution along the A4 into Chippenham. A large proportion of the central, northern
and eastern parts of the Area is characterised by moderate to poor access to the
town centre, existing employment areas and services, and public transport
provision. Improved public transport provision on the A4, and fostering of close
integration of non-motorised movement routes, development of the south western
and southern parts of the Area offer the best mitigation for the environmental
pollution issues identified but it is considered that this will not be sufficient to
mitigate satisfactorily the significant adverse effects identified.

Other constraints in relation to the environmental SA objectives where mitigation is
considered achievable include the River Avon CWS biodiversity feature and the
outer SPZ which comprises much of the Area, the presence of Tytherton Lucas
Conservation Area and impacts on and vulnerability to climate change.
Development in subareas in proximity to the town centre could reduce dependency
on cars and reduce emissions, and in doing so mitigating the latter constraint.
However, this would encourage development in proximity to the River Avon
Floodplain where land is vulnerable to flooding and this would have to be taken into
account in development proposals. Mitigation of effects on Tytherton Lucas
Conservation Area is achievable through avoidance of certain subareas, similarly
avoidance of most visually prominent land would mitigate the constraint on the
visual amenity and character of the rural landscape.
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Area D
1.22 With regard to socio-economic SA objectives the Area provides positive support for

1.23

1.24

1.25

1.26

the housing and local economy SA objectives, namely providing good quality
affordable housing and encouraging long term sustainable growth. Otherwise there
are constraints relating to the provision of high quality employment land with strong
public transport and non-motorised access. Neither of these are considered
problematic to mitigate.

Similar to Area C, assessment against environmental SA objectives indicates
constraints deemed problematic to mitigate relating to efficient use of land, due to
the extent of BMV land, and air quality and environmental pollution due to the
northern part of the Area’s proximity to the A4. Furthest overall from the town
centre and existing employment sites, access to/from Area D is reliant on the
already congested A4 which borders the north of the Area and this will exacerbate
existing air quality and environmental pollution issues. Accessibility via public
transport or non-motorised modes is considered generally weak over much of the
Area, although the north east of the Area has good non-motorised access to
Abbeyfields secondary school. Development of the northern part of the Area, in
particular the north east, offers the best potential performance in terms of likely
significant effects. However, this would require improvement to public transport
services to reduce potential negative effects on the A4 corridor and town centre as
well as low car ownership/car free type of development, but it is considered that this
will not be sufficient to mitigate satisfactorily the significant adverse effects
identified.

The assessment results indicate a number of constraints against environmental SA
objectives deemed achievable to mitigate through avoidance. The Area is partially
situated within a Minerals Safeguarding Area. There are a number of important
biodiversity features in the Area, in particular associated with riparian and woodland
habitats, the linear nature of which makes severance an issue. Bordered in the west
and south by the River Avon, flood risk and drainage issues are constraints in these
and adjacent parts of the Area. The more remote, rural landscape in the south of
the Area, and the setting of some heritage assets in the northwest, pose constraints
to development in these areas. Mitigation of adverse effects on the settings of
Rowden Conservation Area is achievable through the introduction of buffer zones.
The constraint relating to mitigation of and vulnerability to climate change can be
mitigated through reduced car dependency, carbon sequestration and design which
minimises carbon emissions during construction and operation.

Area E

The assessment results indicate that development in Area E would support the
socio-economic SA objectives relating to housing and providing for long-term
sustainable growth. The results also indicate no constraints on the socio-economic
objectives relating to sustainable transport choices for new employment land and
providing high quality employment land.

Only one constraint deemed problematic to mitigate is identified through the
assessment, this relates to the environmental SA objective: efficiency of land use.
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1.27

1.28

1.29

The extent of BMV land in the Area would prove problematic to mitigate through
avoidance.

The assessment results indicate that remaining environmental SA objectives pose
constraints deemed achievable to mitigate. Biodiversity features, including the River
Avon CWS can be avoided by development in Area E, similarly there is sufficient
Flood Zone 1 land in the Area for development to avoid Flood Zones 2 and 3, the
Mineral Safeguarding Area can be avoided and mitigation of adverse effects on the
settings of Rowden Conservation Area is achievable through the introduction of
buffer zones. The constraint relating to mitigation of and vulnerability to climate
change can be mitigated through reduced car dependency, carbon sequestration
and design which minimises carbon emissions during construction and operation.

The Area combines good access to the A350 in the southern part, and strong
access to existing public transport corridors (B4643), the town centre and existing
employment areas in the northern part. The majority of the Area has moderate to
weak access by non-motorised modes of transport to secondary schools with the
north of the area performing best. Identified air quality and environmental pollution
issues are deemed achievable to mitigate.

There is a strong opportunity in the north of the Area to encourage more compact
development focused on non-motorised movement routes which directly link into
the nearby town centre, capitalising on the good network of existing PRoWs.
Encouraging development of high quality employment opportunities, particularly
less motorised transport focused businesses, with close integration with the public
network, would help establish such an area as more self-contained and less reliant
on highway linkages, helping to reduce traffic pressure on the A4, where bus
services could be increased, and ameliorate associated congestion, air quality and
noise issues. Compact, human-scale development, with a strong emphasis on low
car or car free movement, in the northern part of Area E should also help facilitate
sensitive approaches to the Rowden Conservation Area setting and context.
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2.

2.1

2.2

2.3

24

Step 2: Policy review Strategic Area Assessments

Objective: To present the existing policy analysis of strategic areas against
the objectives of the Plan to clarify the differences between each.

Introduction

Informed by SA, step 2 presents the evidence of the most significant strengths,
weaknesses, opportunities and threats for each strategic area (A to E).

This is done using the six criteria from Core Policy 10 of the Wiltshire Core Strategy
(which are consistent with the Plan objectives) and evidence requirements set out in
the Strategic Site Assessment Framework, this assessment reports under each
criteria as follows:

Strength: There would be a benefit from developing here because...
Weakness: There would be harm from developing here because...
Opportunity: Developing here would offer the wider benefit of...

Threat: Developing here would risk the wider harm of...

An assessment had already been presented in the Site Selection Report , February
2015, in a narrative manner. This assessment replaces that work and reflects on
amendments to the SA of Strategic Areas and presents the evidence in a manner
which better highlights the differences between Strategic Areas.

Each criterion is considered in turn using the template below:

Criterion 1: | The scope for the area to ensure the delivery of premises and/or land for

employment development reflecting the priority to support local economic
growth and settlement resilience

Strategic Strength Opportunity Threat

Area

A Description of strength - there would be a
benefit from developing here because...

B

C
Source of evidence: Such as EP1-7 and

D Strategic Site Assessment Framework

E

Figure 2.1: SWOT Template
2.5 The section does not conclude with a preference for one Strategic Area over

another. No Strategic Area is removed from further consideration. The section:

highlights likely characteristics of each area that influence site selection, culminating
in a concise summary of each area’s key distinguishing features; and

considers the interdependencies of strategic areas and how in combination they may
deliver the objectives of the Plan culminating a set of development concepts.
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2.6

2.7

2.8

2.9

2.10

The likely strengths and weaknesses of different potential combination(s) of
Strategic Areas are considered to inform potential development concepts.
Concepts take into consideration opportunities for strategic infrastructure suggested
in existing evidence papers that could address problems facing the town. These
then inform the development of alternative development strategies (see Step 6).

Summary of distinguishing strategic area characteristics

A high level analysis of each strategic area highlights the following key differences
between the areas. The full assessment is contained at APPENDIX 3:

Well-related to the A350, scope for further development beyond that already
committed is highly constrained by the need to protect Birds Marsh Wood and
concerns about heritage impacts.

The most prominent of all the areas in the wider landscape. Particular
characteristics are associated with its location; good access to the town centre,
potential to provide a Cocklebury Link Road but close to already congested
transport corridors. Concerns about heritage impacts

Area C is separated from the built up area by the River Avon. Development would
need to avoid unacceptable visual impacts upon the character and setting to the
villages of Tytherton Lucas and East Tytherton. A developable area abuts the
most extensive tracts of land at flood risk, directly upstream of the town, but this
also offers the possibility of reducing flood risk.

The most isolated area; by the River Avon but also from the main built up area of
the town and distant to the centre. Visually prominent from surrounding high
ground, development could make this edge of Chippenham considerably more
notable in the surrounding countryside.

A main feature of this Area is Rowden Conservation Area. Well-related to the
A350 it performs comparatively well in terms of transport and landscape impacts.
The single area that can deliver attractive land for employment development early
in the plan period.

Strategic area interdependencies

Transport assessment has analysed the interdependencies of strategic areas. It
summarised the relationship of strategic areas using a ‘dependency matrix’.

The matrix uses a three-point scale to identify the transport and accessibility
dependencies which are likely to exist: little or no dependency (indicated by a ‘-
symbol); partial dependency; and high dependency.

Partial dependency implies that much of the Strategic Area is likely to be dependent
on development taking place in another Strategic Area. High dependency implies
that nearly all of the Strategic Area is likely to be dependent on development taking
place elsewhere. Where little or no dependency is shown in Table 7-1 (indicated by
a -* symbol), this should only be taken as indicative.
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Strategic Area Dependency Matrix

Strategic
Area Y
is...

Dependent On Strategic Area X (in transport and accessibility |Dependency
Summary
A B ¢ D E for Strategic
AreaY
Partially - Partial
Highly - High
- High

m|{o[O|W@|>

The report comments on the table as follows:

“The peripheral (north-eastern) parts of Strategic Area B are likely to be
dependent on development taking place in Strategic Area A, to provide a
suitable highway connection to the A350 (the PRN). Without this connection,
nearly all traffic to or from Strategic Area B would need to route via
Cocklebury Road and the town centre in order to connect with the PRN;,”

Most of Strategic Area C is likely to be dependent on development taking
place in both Strategic Areas A and B. Again, this is to provide a suitable
highway connection to the PRN via an eastern link road across the River
Avon and railway line. Without this link road in place, nearly all traffic to or
from Strategic Area C would need to route through or around Pewsham, and
through Chippenham town centre. Although this dependency has been
identified, it may be viable to develop limited southern parts of Strategic Area
C as an extension to Pewsham; and

Most of Strategic Area D is likely to be dependent on development taking
place within Strategic Area E, to provide a suitable highway connection (a
southern link road) across the River Avon to the PRN at Lackham. Without
this link road, nearly all traffic to or from Strategic Area D would need to route
along the A4 around Pewsham, and through Chippenham town centre. As
with Strategic Area C, it may be viable to develop limited parts of the area as
an extension to Pewsham.”

2.11 At this high level of assessment, it is only possible to note the need for the Plan to
co-ordinate provision of road infra-structure involved in the development of strategic
areas because they are, to some degree at least, dependent on other strategic
areas. Likewise, the degree to which development is able to afford the necessary
infrastructure and provide for all other costs including a proportion of affordable
housing has not been determined.

212 Recognising the dependencies involved in the development of different strategic
areas forms a basis for a choice of concepts for a future pattern for the town’s
development.
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213

214

2.15

2.16

217

2.18

2.19

2.20

Potential development concepts

A summary of strategic area characteristics shows that none of them contain
constraints that exclude them from being an area of search for strategic sites.
Although four areas contain flood zones 2 and 3, there is the ability to avoid these
areas by solely using developable land in zone 1, in accordance with the sequential
approach contained in the National Planning Policy Framework. This is a view
supported by sustainability appraisal.

The amount of land potentially available in each of the areas suggested by Strategic
Housing Land Availability Assessment viewed alongside the nature and number of
constraints impinging upon them shows that no one area can accommodate all the
development envisaged in the Plan period.

Even if it were not a necessity a choice of locations would help achieve anticipated
rates of growth, bearing in mind national policy to significantly boost housing supply.
Crucially a choice of locations would also provide a range of opportunities for
business and be a good way to ensure the town capitalises on its locational
advantages.

The longer term consequence of a choice of development strategy needs to be
considered as a part of proposing a sustainable pattern of development. Meeting
today’s needs should not prejudice the ability of future of future generations to meet
their needs.

Land requirements for development will need to be met in more than one strategic
area. A central strategic question for the Plan is therefore what represents the most
appropriate pattern of development.

The primary plan objective of the Plan is to deliver substantial job growth. Evidence
also suggests that the current supply of land for potential business development is
limited and that there is an immediate need for more to be made available. Areas A
and E represent the possibility of more immediate access to the A350 in locations
attractive to investment; an approach which very clearly accords with economic
strategy for the County expressed by the Local Economic Partnership.

The WCS also requires that the Plan consider how a pattern of development may
solve strategic infrastructure problems facing the town. Transport assessment
shows that it will be difficult to accommodate the impact of the additional traffic
arising from growth. In particular growth threatens to add to existing congestion
around the town centre. Unmanaged, growth might well undermine a central
objective of the WCS which is to deliver substantial job growth in large part by the
regeneration of the town centre.

The scales of development involved as a part of strategic sites means they will each
need more than one point of vehicle access. This is a particular issue for Strategic
Areas B, C and D where access would also need to be achieved by new bridges; in
the case of Area B, across the railway, Area D across the River Avon and Area C
both the railway and River Avon. These elements involve added complexity and
costs to a pattern of development in which they are involved.

Page 110



Document 3A -Council 10 May 2016
Chippenham Site Allocations Plan Site Selection Report Council Version

2.21

2.22

2.23

2.24

The two access points required for Areas C and D do however open the opportunity
to eventually connect the A4 to the A350 with a new road, not to provide a bypass
to the town, but to help manage the traffic generated by growth and prevent
detriment to the regeneration prospects of the town centre.

Necessary to enable the development of Area B, access arrangements could also
allow provision of a link road that can be used as a second access point to the
Monkton Park area of the town, which forecasts say would benefit current traffic
conditions.

Initial transport assessment has compared three overall development scenarios (1)
a dispersed pattern (2); north/east focus; and (3) a southern focus. Scenario 2
includes an Eastern Link Road connecting the A4 and A350, scenario 3 a Southern
Link Road, makes the same connection. This work concluded:

“Scenario 1. A dispersed development scenario without full link roads is
forecast to lead to the most congested conditions on the Chippenham highway
network, using ‘average journey time’ and ‘time spent queuing’ as a proxies for
congestion;

Scenario 2: A north/east development focus, with eastern link road, is
forecast to lead to average journey times which are approximately 30-50%
shorter than journey times under Scenario 1, or 15-20% shorter than under
Scenario 3. Time spent queuing on approaches to The Bridge Centre is also
forecast to be considerably lower than it is under both Scenarios 1 and 3; and

Scenario 3: A southern development focus, with southern link road, is
forecast to lead to average journey times which are approximately 15-40%
shorter (depending on the time of day) than journey times under Scenario 1.
However, journey times under Scenario 3 are 20-25% longer than those under
Scenario 2.”

There are a number of different combinations of strategic areas that can be termed
‘development concepts’. They encompass those above and are summarised
below. Each of these represents, in very broad terms, a different pattern for
Chippenham’s long term growth, without considering sites in detail or what scale
and rate of development they may each be capable of delivering.
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Concept 1: Employment based (A and E)

Chippentam Strategic Areas Why this combination? Areas adjoin the
A350 and provide the best predictable
journey times to the M4. They require the
least road infrastructure investment and can
therefore provide land needed urgently for
employment reasonably quickly. Their
locations are the most attractive in terms of
wider market appeal to inward investment

Concept 2: An Eastern Link (B and C)

Chippenham Strategic Areas Why this combination? A northern arc of
development can provide an eastern link
road, described in transport evidence as the
Eastern Link Road through Strategic Areas
A, B and C is proposed as the key piece of
transport infrastructure required to unlock the
town’s long term development potential. It
links to road infra structure already
committed as a part of development in Area
A

Concept 3: A Southern Link (D and E)

Sepin S Ak Why this combination? Area E provides
more immediate land for employment
development, unlike concept 2, and a
Southern Link Road by connecting the A4 to
A350 via Area D that offers traffic relief, but
not as much as an eastern route. Its route
however would not necessitate a crossing
over the railway.
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Concept 4: A mixed approach (B, C and E)

Chippenham Stratogic Areas Why this combination? Area E provides for
immediate land for employment
deve