
 

 

 
 
 
 

AGENDA SUPPLEMENT 
(Afternoon meeting) 

 
 
Meeting: Cabinet 

Place: Council Chamber - Council Offices, Bradley Road, Trowbridge, 

BA14 0RD 

Date: Tuesday 17 January 2012 

Time: 2.00 pm 

 

 
The Agenda for the above meeting was published on 9 January 2012. Since then a 
number of questions and statements have been received in respect of item 6 on 
the agenda details of which are included with this Supplement.   
 
Please direct any enquiries on this Agenda Supplement to Yamina Rhouati, of 
Democratic Services, County Hall, Bythesea Road, Trowbridge, direct line 01225 
718024 or email yamina.rhouati@wiltshire.gov.uk 
 
Press enquiries to Communications on direct lines (01225)713114/713115. 
 
This Supplement and corresponding Agenda are available on the Council’s website at 
www.wiltshire.gov.uk  
 

 
 

6.   Pre-Submission Draft Wiltshire Core Strategy Development Plan 
Document (Pages 1 - 94) 
 
Questions and responses and statements received attached. 

 
 
 

 

DATE OF PUBLICATION:  16 January 2012 
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Wiltshire Council 

Cabinet 

17 January 2012 

 

Participation 

Statement and Question from Cllr Judy Rook, 

Chippenham, Lowden and Rowden Division 

 

Pre-Submission Draft Wiltshire Core Strategy Development Plan Document 

(Item 6) 

 

Question1  

In paragraph 5.47 (p63) of the Wiltshire Core Strategy submission document it states 

that, ‘the limited opportunities for the development of brown field sites in 

Chippenham means that it is necessary to identify green field sites on the edge of 

town’ 

This seems to be at odds with the fact that there is a huge expanse of brown field 

area known as Langley Park close to the town centre of Chippenham, which is 

shown on the map at p68 of this document. Much of this brown field site is under 

used at present and some areas derelict. 

The Council should be working with the landowner/developer to utilise the whole of 

Langley Park for re-development, so that less houses need to be built on green field 

sites. 

What will the Cabinet Member be doing to rectify this situation? 

Response  

Many of the brownfield opportunities suitable for housing development in 

Chippenham have been exploited. While it is recognised that the Langley Park site 

does offer potential for housing development, it is also an important employment site 

which benefits from its location adjacent to the rail station and provides a 

regeneration opportunity in the central part of the town. An appropriate balance of 

uses including housing will need to be found on this site. An allowance has been 

made in the housing figures for 150 dwellings to come forward on this site. There is 

no certainty at this stage that higher levels are appropriate or deliverable.       

The Council is currently working with the landowner to assess the viability of different 

options for the redevelopment of this site. Core Policy 9 provides the policy 
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framework to do this and paragraph 5.54 of the Draft Core Strategy sets out the 

principles to be addressed in developing this site.  

Question 2 

To help protect the Rowden Conservation Area by instituting a Country Park is to be 

welcomed. However, the Country Park should be extended slightly so as to include 

the green fields behind Rowden leading down to the railway line at Patterdown, as 

this area is still being used for agriculture and recreational purposes and has high 

amenity value for the community. 

Would the Cabinet Member agree to implement this extension?  

Response 

The area of land between the “housing/community” indicative land uses for the 

‘South West Chippenham Strategic Site’ shown on page 18 of Appendix 1 of the 

draft Wiltshire Core Strategy can reasonably be amended to show this as green 

space or an extension of the country park. 
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Wiltshire Council 

Cabinet 

17 January 2012 

 

Participation 

Question from Mr John Kirkman, Marlborough 

 

Pre-Submission Draft Wiltshire Core Strategy Development Plan Document 

(Item 6) 

 

Question 

Core Policy 2 in the Pre-submission Draft Core Strategy document includes the 

sentence: "Within the limits of development as defined within the proposals maps, 

there is a presumption in favour of sustainable development at the Principal Market 

Towns, Local Service Centres, and Large Villages." 

  

What is the definition of sustainable in the phrase 'sustainable development' and as 

that word is used throughout the Strategy? 

 

Response 

The Spatial Strategy sets out how ‘sustainable development’ is defined and applied 

in Wiltshire. The Settlement Strategy (Core Policy 1) identifies the different tiers of 

settlements based on an understanding of their role and function, and how they 

interact with immediate communities and their wider hinterland. The Delivery 

Strategy (Core Policy 2) then seeks to provide for the most sustainable level of 

growth for Wiltshire and defines where development will be most sustainable. 

Development proposals which do not accord with the Delivery Strategy will be 

considered unsustainable. In addition, the Core Strategy should be read as a whole, 

as other Core Policies further define what constitutes sustainable development in the 

Wiltshire context.    
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Wiltshire Council 
 
Cabinet 
 
17 January 2012 

 
Public Participation 

 
Question from Kim Stuckey 

 
Pre-Submission Draft Wiltshire Core Strategy Development Plan Document 

(Item 6) 
 
 
Question 
 
Two thousand people in Chippenham previously objected to this scale of 
development. The two MPs for the town and surrounding area object to this scale of 
development. The Chippenham Vision survey showed that people wanted a market 
town and not this scale of development. A recent Chippenham Community Voice 
survey showed 98% of people questioned were opposed to this scale of 
development.How does Wiltshire Council justify imposing this scale of development 
on the people of Chippenham? 
 
Response 
 
It is recognised that concerns have been raised by the local community regarding the 
scale of growth at Chippenham. As a result of this, extensive consultation has been 
undertaken with the local community and the level of growth revised with a reduction 
from the 5,500 new homes proposed in the Wiltshire 2026 (October 2009) 
consultation document to 4,000 new homes now proposed. Chippenham is one of 
the few communities where growth has been reduced. Core Strategies must be 
based on robust and credible evidence and there is no justification to lower the scale 
of growth further at the town.  
 
Wiltshire Council projections estimate that in order for the current population of 
Chippenham community area, including their offspring to have sufficient 
accommodation by 2026, a minimum of further 3,100 homes would be required to be 
built between 2006 and 2026. This requirement for homes results from: newly 
forming young households as the children of today age; household breakdowns as 
families or couples separate and the extended life expectancy. The extended life 
expectancy has the effect that a larger proportion of homes are occupied by single 
elderly persons which results in these homes not being available for larger younger 
households and creates a need for further homes to be built, rather than recycled 
from the existing stock. The figure of 3,100 homes provides no allowance for 
migration, which will occur as we live in a free market economy. 4,000 new homes is 
considered to be an appropriate balance.  
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Wiltshire Council 
 
Cabinet 
 
17 January 2012 

 
Public Participation 

 
Question from Marilyn Mackay 

 
Pre-Submission Draft Wiltshire Core Strategy Development Plan Document 

(Item 6) 
 
 
Question 
 
David Cameron was interviewed on BBC Countryfile, 8th January, 2012, in which he 
said he “cares deeply about the countryside”.   He was speaking in his West 
Oxfordshire constituency, where he has a home.   He added “when you list what 
we’ve got, our countryside comes right at the top”.  
 
He went even further, in saying he “would no more put that at risk than my family”. 
   Adding that “communities have much more say”.  
 
The question is, that if this is the view of the Prime Minister, why have Wiltshire 
Council spatial planners disregarded almost entirely the local community opposition 
to destroying large tracts of countryside around the Chippenham town area, which 
many local people also value “like they do their families”?   Is West Oxfordshire an 
exception, or should Wiltshire residents also be heard when they express a deep 
care to protect their valued countryside?     
 
Chippenham was made a ‘strategic town’ quite wrongly and “ housing allocations 
have been made beyond that which can be accommodated in terms of 
‘environmental limits’.   This position was expressed in The Sustainability Appraisal 
of Proposed Changes to draft RSS. 
 
If David Cameron considers our countryside ‘right at the top’ of what we have, yet 
the core strategy for the Chippenham area will clearly be destroying large areas of 
greenfield land ‘in the interests of economic growth’.   “Growth” is what we are told 
by the Chippenham Vision Board and local council is their key value.   Local 
community groups want to protect countryside, while also encouraging growth. 
  Various proposals which would be less harmful have been suggested by local 
community groups, including a ‘brownfield site first policy’.   Local community views 
have been disregarded – why? 
 
In addition, losing valuable agricultural land, is not wise when global competition for 
food resources is beginning to be felt. 
 
Surveys have been done by Chippenham Vision and Chippenham Community Voice 
and both indicate a shared view with David Cameron, that local countryside is most 
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highly valued around the town.  This is in scale with its Market Town character.   A 
market town, which is what Chippenham is.   Why ignore this evidence? 
 
Traffic modelling and other access issues demonstrate the additional housing will be 
excessive for town residents, not to mention fail to meet low carbon policies.    Will 
the Cabinet listen to local residents who want to protect their town and environment, 
in the same way that David Cameron would not put his own ‘at risk’?   And if the 
Cabinet listen, will they follow community demands?  
 
 
 
Response 
 
It is recognised that concerns have been raised by the local community regarding the 
scale of growth at Chippenham. As a result of this, extensive consultation has been 
undertaken with the local community and the level of growth revised with a reduction 
from the 5,500 new homes proposed in the Wiltshire 2026 (October 2009) 
consultation document, as reflected in the draft RSS, to 4,000 new homes now 
proposed. Chippenham is one of the few communities where growth has been 
reduced. Core Strategies must be based on robust and credible evidence and there 
is no justification to lower the scale of growth further at the town.  
 
A Sustainability Appraisal (SA) of the Core Strategy has been undertaken that has 
not identified any specific environmental constraints that would indicate that the 
environmental limits of the town have been reached. The reduction in housing 
numbers at the town is considered to address the concerns with regard to 
environmental impacts highlighted in the Sustainability Appraisal to both the draft 
RSS and the Core Strategy. Although the SA does highlight some sustainability 
issues locally, these can be resolved through the masterplanning of sites and the 
planning application process. 
 
While David Cameron may have emphasised the importance of the local countryside 
in the Countryfile interview, he has also acknowledged the need for the country to 
grow. In order to do this in the most sustainable way land on the edge of towns will 
need to be used for development. The Draft Wiltshire Core Strategy prioritises the 
reuse of brownfield land and also recognises that in order to accommodate the 
growth that is needed that greenfield sites will be required also. The Strategy seeks 
to achieve a balance between the need for growth and protection of the wider 
countryside.  
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Wiltshire Council 

Cabinet 

17 January 2012 

 

Public Participation 

Statement and Question from Mr Edward Heard 

Pre-Submission Draft Wiltshire Core Strategy Development Plan Document 

(Item 6) 

 

Statement 

The plan on page 63 of the main draft Core Strategy Document is woefully 

inadequate to the point of being confusing at best and misleading at worst. The 

southern site is portrayed as an “area of search” which therefore gives no idea of 

where the housing is to be located. The documents state that there will be no 

housing on the flood plain, and that it will all be to the West of the River and it will not 

impinge on the Rowden Conservation Area. We have examined all the information in 

the public domain and that supplied by Redcliffe Homes and drawn a plan showing 

where the housing will therefore have to be located.  A copy of the plan is attached. 

Question 

Can you please confirm whether the area marked in red on the attached plan is 

therefore an accurate portrayal of where the housing is likely to be placed. Without 

this information it will not be possible for Cabinet members to make a reasoned 

decision taking into account all the clear objectives within the strategy, not least 

“sustainability” and the primary wish to regenerate the Town Centre. 

Response 

The allocation to the south is no longer shown as an ‘Area of Search’ in the Draft Wiltshire 

Core Strategy and updated map will be prepared to accompany the Draft Core Strategy 

when it goes out to consultation. The Core Strategy is a strategic document and the areas 

for housing and open space are intended to be indicative and will be determined through the 

masterplanning process. The area shown on Mr Heard’s plan is broadly similar to that shown 

within the document accompanying the Cabinet report. 
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Wiltshire Council 
 
Cabinet 
 
17 January 2012 

 
Public Participation 

 
Questions from Mr K J McCall  ACIOB 

 For and on behalf of "Campaign for A Better Trowbridge" 
 

Pre-Submission Draft Wiltshire Core Strategy Development Plan Document 
(Item 6) 

 
Question 1 
 
Can Wiltshire Council explain in layman's terms exactly how the figures of "at least" 
6,000 dwellings for Trowbridge was arrived at? (i.e please show each stage of the 
calculations)  Also please note that there is a need to develop town centre 
accommodation for single people or couples rather than divide existing large houses 
into flats. 
  
Response 
 
A detailed analysis was undertaken of the issues and opportunities within each 
community and this informed work to develop options for the proposed level of 
housing. These options were then presented to communities at the Localism events 
(early 2011). In order to provide for the future population alone, without either 
focussing growth in the town or providing for economic growth, Trowbridge would 
require at least 5,000 additional homes across the period. In line with this strategy 
and to address local issues it was considered that 6,000 dwellings across the 
community area would provide a suitable requirement. This process has been 
documented and reported within the ‘Housing Requirement Technical Paper’ (Topic 
Paper 15) which is available on the council’s website 
 
This level of delivery enables existing issues, such as the provision of additional 
schools to prevent cross-town traffic, and the redevelopment of the A350 to address 
traffic problems in and around the town, to be addressed. A lower requirement would 
make the proposed solutions unviable.   
 
Question 2 
 
Can Wiltshire Council confirm that the "Town Centre First" approach is fundamental 
to the policies for the Trowbridge Community Area and if the SE urban extension is 
built, how much of the resultant Community Infrastructure Levy will be allocated to 
developing Trowbridge and other town centres and improving public transport, better 
integration of transport modes and other infrastructure needed to reduce car 
dependency? 
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Response 
 
Town Centre regeneration is supported through Core Policy 28 and the development 
of a Master Plan for Trowbridge. This supports enhanced retail, leisure and 
employment uses within the central area of the town and is highly compatible with 
the Town Centre First Approach. The emerging Master Plan seeks to also deliver an 
improved public transport interchange within the town centre.  
 
The contribution required for CIL is currently not yet determined. Developing a CIL 
schedule will involve the Council identifying their priorities for CIL. This could include 
town centre improvement, improving public transport and the better integration of 
transport modes. The CIL schedule should be completed for Examination by the end 
of 2012.         
 
  
Question 3 
 
Can Wiltshire Council sum up in layman's terms what a "sound" Core Strategy is and 
how this will be tested by the Inspectorate? 
 
Response 
 
Set in national planning policy. To be “sound” a core strategy should be justified, 
effective and consistent with national policy. 
 
“Justified” means that the document must be: 
• founded on a robust and credible evidence base 
• the most appropriate strategy when considered against the reasonable alternatives 
 
“Effective” means that the document must be: 
• deliverable 
• flexible 
• able to be monitored 
 
The Secretary of State will appoint a Planning Inspector to decide through an 
Examination in Public.  
 
 
Question 4 
 
 We would ask Wiltshire Council to include an option for "Low growth Housing" in 
Western Wiltshire, similar to what has happened in BANES, Bristol, North Somerset, 
South Gloucestershire and many other parts of the South West. 
  
 
Response 
 
Lower growth than proposed will not help Wiltshire meets the jobs and homes we 
need to help ensure our future prosperity. As mentioned above, to be found ‘Sound’ 
a Core Strategy must be based on credible evidence.  Wiltshire Council has 
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undertaken a revised assessment of the housing requirements of the area from 2006 
to 2026 and consequently, the overall housing requirement for Wiltshire has 
decreased by some 7,400 homes across the plan period (2006-2026), from that in 
the RSS. This process has been documented and reported within the ‘Housing 
Requirement Technical Paper’ (Topic Paper 15) which is available on the council’s 
website. 
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Wiltshire Council 
 

Cabinet 
 

17th January 2012 

 

Public Participation 
 

Question from Mr Michael Sprules, - Chairperson RADAR 
(Residents Against Development Affecting Recreational Land) 

 

Item No. 6 
 

 

 

Question : - 
 

Open Season for Open Spaces in Chippenham  (Approval of the Pre-Submission 
Draft Wiltshire Core Strategy and Arrangements for Formal Consultation) 

 

 

Cabinet Members and attending Elected Members 

 

As many of you will be aware, the 16th  November 2011 saw the potential granting of 
permission, (Subject to the S106 Agreement), for the unwanted loss of the Westinghouse 
Sports and Recreation Ground, in favour of Housing. 

 

During my visits to Cabinet, over the past year or so, I have tried to express my “Concerns” 
that, a decision, on Westinghouse Sports Ground, prior to the submission of the Draft Core 
Strategy for adoption, could send a clear signal to developers that “Open Space at 
Chippenham is unwanted and, indeed, no longer necessary”, which would be potentially 
disastrous, not only for Chippenham, but for Wiltshire as a whole ! 

 

It is with deep regret that I have to inform Cabinet that this “potentially disastrous Signal” has 
been “Received and Understood” by a number of developers. I have already received 
notification of a proposed development for four dwellings on “Open Space” at Frogwell Park ! I 
am sure that this is only the start of things to come at Chippenham. 

 

 

Taking my concerns into consideration, my question to Cabinet is : 
 

Whilst I am aware that Cabinet can in no way comment on an individual site, how are Cabinet 
able to give an assurance that the Draft Core Strategy is able to withstand scrutiny if 
developers have been sent the “Signal” that there is no need to wait for a formal Adoption of 
the Core Strategy and that “Open Space” at Chippenham is neither wanted or, indeed, 
necessary ? 

 

May I, once again, thank Cabinet Members and, indeed, Elected Members for allowing me to 
ask this question. 
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ResponseResponseResponseResponse    
    

The Council will be publishing for consultation what it considers to be a Sound Core Strategy. Once 

adopted, the Core Strategy will provide a robust planning framework for Wiltshire. Any future 

planning applications will have to be in accordance with policies set out in the Core Strategy.  

Developers have not been sent the “Signal” that there is no need to wait for a formal adoption of the 

Core Strategy in Wiltshire.  Unfortunately, Wiltshire Council is unable to prevent speculative planning 

applications being submitted.  

It is not the case that Wiltshire Council considers Open Space at Chippenham to be neither wanted 

or necessary. The key principles which underpin the proposed strategy for Wiltshire including 

Chippenham are set out at paragraph 1.2 of the draft Core Strategy, one of which refers to  

 ‘protecting and planning for the enhancement of the natural, historic and built environments, 

wherever possible, including maintaining, enhancing and expanding Wiltshire’s network of green 

infrastructure to support the health and wellbeing of communities.’ 
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Wiltshire Council 
 
Cabinet 
 
17 January 2012 

 
Public Participation 

 
Statement and Questions from Mr Nick Murry 

 
Pre-Submission Draft Wiltshire Core Strategy Development Plan Document 

(Item 6) 
 
 
Statement 
 
David Cameron recently stated in an interview with the BBC that the Government’s 
vision for planning was intended “to give communities much more say and much 
more control” and to make it easier for local people to say no to unwanted 
development.  He said that the intention of new planning legislation was to prevent 
unwanted development being imposed on the countryside and to allow local 
communities to protect green spaces in a way they hadn’t been able to do 
previously.  
 
The recent Communities and Local Government Committee Parliamentary report 
into the Government's proposed national planning policy framework (NPPF) has 
urged significant changes be made to the NPPF proposals, including removal of the 
exhortation to adopt a ‘default yes’ to development and removal of the presumption 
that planning applications should be approved unless the adverse effects 
‘significantly and demonstrably’ outweigh the benefits. 
 
Planning Minister Greg Clark has since welcomed the select committee's 
recommendations and said the Government was determined that the National 
Planning Policy Framework will put power into the hands of local people, through a 
system, which safeguards our natural and historic environment. 
A number of surveys have been conducted in Chippenham by various groups, 
including one carried out by Wiltshire Council’s Vision Group, all of which have 
demonstrated that the large scale of development being proposed is not wanted by 
the communities affected by the Core Strategy proposals or by the majority of wider 
population of Chippenham. 
 
There is no obligation from a higher tier of Government for Chippenham to artificially 
expand the town on this scale and the people of Chippenham were not consulted as 
to whether they wished the town to receive any special growth status, which seems 
to have been imposed by the Council. 
 
Question  
 
Why has Wiltshire Council paid no heed to the Government’s localism agenda 
and forthcoming changes to the planning system by persisting with proposals 
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for the same disproportionately large scale of development it previously 
proposed, thereby wasting an opportunity to scale down its proposals in line 
with the wishes of the local population? 
 
Response 
 
While David Cameron may have emphasised the importance of the local countryside 
in the Countryfile interview, he has also through other interviews championed the 
need for the country to grow. In order to do this in the most sustainable way land on 
the edge of towns will need to be used for development. The Council is bound by the 
legislation and Government policy that is currently in place, which includes the need 
to make provision for growth.  An appropriate balance needs to be taken between 
safeguarding the natural and historic environment, accommodating Wiltshire’s 
development needs and the views of our local communities.  
 
It is recognised that concerns have been raised by the local community regarding the 
scale of growth at Chippenham. As a result of this, extensive consultation has been 
undertaken with the local community and the level of growth revised with a reduction 
from the 5,500 new homes proposed in the Wiltshire 2026 (October 2009) 
consultation document, as reflected in the draft RSS, to 4,000 new homes now 
proposed. Chippenham is one of the few communities where growth has been 
reduced. Core Strategies must be based on robust and credible evidence and there 
is no justification to lower the scale of growth further at the town. 
 
Statement 
 
Secondly, specifically in relation to the proposed inclusion of what was previously 
Option 2, which would allow development to take place to the East of the town, along 
the River Avon corridor; it is difficult to conceive of any large scale site in 
Chippenham that would be less suitable for development from an environmental 
perspective (e.g. in terms of additional carbon emissions as a result of the inevitable 
long distance out commuting, biodiversity loss, destruction of natural habitat, 
pollution of the River Avon and environmental degradation of an area of outstanding 
natural beauty), on top of the other adverse impacts that would result if development 
were to go ahead on this site (e.g.  increased flood risk, permanent loss of high 
grade agricultural land, increased road congestion (particularly in relation to Monkton 
Park), increased rail congestion, loss of existing public amenity and loss of an 
irreplaceable historical landscape). Opening this site for development also carries a 
real risk of opening up the area across the river to speculative land purchase and 
other activity that will put pressure on the Council to designate this land for 
development in future, raising the prospect of further substantial environmental 
damage and loss of the town’s surrounding countryside.  
 
Question 
 
Given the Government is increasingly emphasising that environmental limits 
must be respected (which is the essence of sustainable development) and that 
the environmental costs will significantly outweigh the ‘projected’ economic 
benefits of developing on this site, why has the Council persisted in bringing 
this site forward and why hasn’t it used the opportunity of redrafting the Core 
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Strategy, to identify more suitable sites that would not incur such significant 
adverse environmental damage (of which there are several, some of which 
have been highlighted at Council led workshops and through other 
discussions with planning officers)? 
 
Response 
 
A Sustainability Appraisal (SA) of the Draft Wiltshire Core Strategy has been 
undertaken and has not identified any specific environmental constraints that would 
indicate that the environmental limits of the town have been reached or that any of 
the strategic sites would lead to significantly adverse environmental damage. 
Although the SA does highlight some sustainability issues locally, these can be 
resolved through the masterplanning of sites and the planning application process.  
Appendix 3 of Topic Paper 12 sets out the evidence for the strategic sites proposed 
at Chippenham. All reasonable alternatives have been appraised in determining an 
appropriate Strategy for the Town.   
 
Question 
 
In this regard, would the Council please provide a clear statement of its 
calculation of the environmental, social and economic costs and benefits of 
allowing development to the East of Chippenham, along with any other 
information that is material to its proposed inclusion in the draft Core 
Strategy? 
 
Response 
 
The evidence base underpinning the strategic site options at Chippenham is set out 
within Topic Paper 12.  
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BY E-MAIL 
Our Ref 20\24273378.2\VA\999999.999999 

 
 
 

Spatial Planning 
Economy and Enterprise 
Wiltshire Council 
County Hall 
Bythesea Road 
Trowbridge 
Wiltshire 
BA14 8JN 
 
 

8 August 2011 

 
Dear Sirs 

WILTSHIRE CORE STRATEGY CONSULTATION DOCUMENT (THE "EMERGING CORE 

STRATEGY") 

 

COMMENTS IN RELATION TO CHIPPENHAM COMMUNITY AREA AT PARAGRAPH 5.1 

(CHAPTER 5, QUESTION 5) AND GENERAL COMMENTS (CHAPTER 6, QUESTION 22) 

 

 
1. INTRODUCTION 

1.1 We write on behalf of our client, Chippenham 2020, who own 170 acres at New Leaze 
Farm to the east of Chippenham, forming part of what is commonly known as "Land to 
the East of Chippenham". 

1.2 The Land to the East of Chippenham was included in the preferred strategic site 
option for Chippenham in the previous iteration of the Emerging Core Strategy, 
"Wiltshire 2026 Planning for Wiltshire's Future, October 2009" ("Wiltshire 2026"). The 
site was selected though a process of consultation and evidence gathering that was 
clearly set out in a "Strategic Sites" background paper published in October 2009. The 
site was preferred because:  

"it provides one main coherent urban extension to the east and north of Chippenham 
that would provide a mix of housing and employment, within close proximity of the 
town centre and the railway station. It could also enable the development of an 
eastern distributor road.  The town centre strategic site will enable regeneration 
opportunities in the town centre to be taken forward" 

1.3 It was therefore something of a surprise that the Land to the East of Chippenham was 
not included in the Emerging Core Strategy, which is currently out to consultation until 
Monday, 8 August 2011. 

1.4 Chippenham 2020 is a local business, with a sole landholding in the Land to the East 
of Chippenham. It does not "landbank". It is committed to, and has a serious 
investment in, delivering much needed housing and infrastructure in Chippenham.   
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1.5 The Core Strategy must work for the future of all development in not only 
Chippenham, but the wider Wiltshire area. My clients and their advisors have carefully 
considered the Emerging Core Strategy and have identified serious irregularities in 
process and in the supporting evidence base.  

1.6 CSJ Planning have examined the evidence base in detail, and will be submitting 
representations on behalf of Chippenham 2020 in this regard. We do not see the need 
to repeat CSJ's observations in this letter, but we thoroughly support their findings.  

2. SUMMARY OF REPRESENTATIONS AS TO LEGAL COMPLIANCE AND 
SOUNDNESS OF THE EMERGING CORE STRATEGY 

2.1 PPS12 and the Plan Making Manual should be taken into account by local planning 
authorities in preparing development plan documents and other local development 
plan documents. 

2.2 As recognised in Planning Policy Statement 12 ("PPS12"), the "examination of any 
DPD is concerned with the two separate matters of legal compliance and soundness".  
Notwithstanding that the Core Strategy is not yet at the "examination in public" (EIP) 
stage, we have identified a number of fundamental flaws in the current document and 
process which need to be addressed by the Council now, so as to properly reflect the 
proper planning of the area and the views of the public. Addressing these issues now 
will avoid a time consuming and expensive exercise for the Council at the EIP. 

3. REPRESENTATIONS 

3.1 Evidence Base/Prematurity 

3.1.1 As stated above, CSJ Planning are making representations on behalf of 
Chippenham 2020 as to deficiencies identified with the evidence base. 
These representations are supported by this firm. We will not seek to repeat 
the issues raised by CSJ in this letter, but it is important to make some key 
observations. 

3.1.2 A fundamental question to ask is, what is the evidence base for the 
Emerging Core Strategy? Wiltshire 2026 was supported by appropriately 
detailed background papers and assessments. The Emerging Core Strategy  
and its evidence base is completely different to that which went before. 
Selection criteria should be consistently applied based on objective criteria. It 
is not possible to compare like with like, and it is not apparent why there has 
been a massive shift in the Council's approach to evidence and consultation. 
Whilst paragraph 1.1 of Topic Paper 14 states that  it builds upon the 
Wiltshire Strategic Sites Background, and that the outcomes of this paper 
have "informed the Core Strategy Consultation Document" it is simply not 
possible to discern a logical flow or interaction between the two consultation 
processes. 

3.1.3 The Council's website states that 18 Topic Papers have been produced to: 

"form part of the evidence base to support the emerging Wiltshire Core 
Strategy.  These topic papers have been produced in order to present a co-
ordinated view of some of the main evidence that has been considered in 
drafting the emerging Core Strategy".  
 

3.1.4 The website goes on to say that: 

"some of these topic papers in draft form, have been produced alongside 
this consultation on the Wiltshire Core Strategy Consultation Document.  The 
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remaining topic papers will be produced to accompany the next stage of 
consultation on the Wiltshire Core Strategy, the pre-submission draft, which 
is timetabled for December 2011". 
 

3.1.5 The remaining evidence base appears to be the draft Sustainability 
Appraisal and Assessment under the Habitats Regulations, both published at 
the same time as the emerging core strategy, and consultation responses 
from Wiltshire 2026. 

3.1.6 Topic Paper 17 informs that a SHLAA is to be published in "June/July 2011" 
and it is acknowledged at paragraph 6.19 of the Topic Paper that "this has 
yet to be produced and so the deliverability of a housing requirement will 
have to be assessed in terms of historic delivery in the interim".  The 
previous SHLAA was published in May 2009, based on reporting work 
carried out in 2008.  

3.1.7 The Core Strategy should be informed by the evidence base, but this cannot 
be the case if the evidence base itself is still in draft form and/or is in the 
process of consultation itself and/or is "historic". 

3.1.8 The Topic Papers are full of examples where what is required in terms of 
evidence/consultation is set out, but the process has simply not been 
followed. Taking one of these examples, Topic Paper 17 acknowledges at 
paragraphs 6.32 and 6.33 that: 

"6.32 any revised housing targets must be founded on robust evidence and 
collaboration with stakeholders. This will be tested through public 
examination. Advice on the nature of this evidence is provided in Planning 
Policy Statement 3 (PPS3) on housing, re-issued by the new Government in 
June 2010. This includes: 
 

 Evidence of current and future levels of need and demand for 
housing 

 

 Evidence of the availability of suitable land for housing 
 

 The Government's overall ambitions for affordability across the 
housing market, including the need to improve affordability and 
increase housing supply. 

 

 A Sustainability Appraisal of the environmental, social and economic 
implications. 

 

 An assessment of the impact of development upon existing or 
planned infrastructure 

 
6.33 This was confirmed by the interim advice issued by DCLG which states 
that "it is important for the process to be transparent, and for people to 
understand why decisions have been taken.  Local authorities should 
continue to collect and use reliable information to justify their housing supply 
policies and defend them during the LDF examination process. They should 
do this in line with current policy PPS3" 

 
3.1.9 The Topic Paper then goes on to conclude that Wiltshire should plan for "net 

dwelling delivery in the range of 35,900 to 43,300".  As identified in the 
representations of CSJ Planning, these figures do not provide a reasonable 
and realistic basis upon which to plan for growth in the Core Strategy, with 
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fatal flaws identified in the forecasts produced to determine the strategic 
housing requirement.  

3.1.10 It is difficult enough for the professional to understand the Council's evidence 
base, but it is simply not possible for members of the public to readily 
understand the proposals and why what is being suggested is being 
suggested. If the Council were to look at the conclusions in the Emerging 
Core Strategy and refer back to the procedural requirements it knows it must 
follow, we do not consider that the Council has built its case on solid 
foundations, and the flaws in the evidence base and process clearly 
demonstrate the unsoundness of the consultation document. 

3.1.11 We consider that the Council should take a more sequential approach to 
consultation, only publishing documents for consultation when they are 
properly informed by a clear evidence base. 

3.1.12 There is also a clear absence of reporting. We have not seen the results of 
any commissioned work (eg a transport assessment etc..) which analyses, 
provides options and suggests a preferred option. 

3.1.13 It is therefore premature to consult upon the Emerging Core Strategy now, 
given the volume of evidence that needs to be gathered and evaluated. It is 
not acceptable and not in accordance with the intentions of PPS12 to consult 
upon numerous documents, all at the same time, when several of these 
documents are designed to inform documents also out to consultation.  

3.2 Inadequate Consultation 

3.2.1 Paragraph 4.20 of PPS12 states that: 

"The production of core strategies should follow the Government's principles 
for community engagement in planning. Involvement should be: 

 

 appropriate to the level of planning; 
 

 from the outset – leading to a sense of ownership of local policy 
decisions; 

 

 continuous – part of an ongoing programme, not a one-off event, 
with clearly articulated opportunities for continuing involvement; 

 

 transparent and accessible – using methods appropriate to the 
communities concerned; and  

 

 planned - as an integral part of the process for making plans". 
 

3.2.2 The draft National Planning Policy Framework also states that "planning 
must be transparent, effective and efficient and it must ensure the public 
interest is protected" (paragraph 3) 

3.2.3 The Emerging Core Strategy is not the only document which is currently out 
to consultation. The Council's website at "Local Development Framework 
Consultations" also indicates that the Proposed Submission Draft Waste Site 
Allocations DPD and the Draft Devizes Wharf Planning Brief Supplementary 
Planning Document are also being consulted upon, for the same 
consultation period.  
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3.2.4 This is not, however, the full story. On navigating to the Wiltshire Core 
Strategy Consultation Document page, towards the bottom are links to 18 
"Topic Papers" which, it is said: 

"will form part of the evidence base to support the emerging Wiltshire Core 
Strategy. These topic papers have been produced in order to present a 
coordinated view of some of the main evidence that has been considered in 
drafting the emerging Core Strategy. It is hoped that this will make it easier 
to understand how we have reached our conclusions. 
 
Some of these topic papers, in draft form, have been produced alongside 
this consultation on the Wiltshire Core Strategy Consultation Document. The 
remaining topic papers will be produced to accompany the next stage of 
consultation on the Wiltshire Core Strategy, the pre-submission draft, which 
is timetabled for December, 2011". 

 
3.2.5 It is therefore unclear if the Topic Papers are to be formally consulted upon, 

but if they have been prepared to "accompany" consultation on the Core 
Strategy, one must conclude that they are intrinsic to the Core Strategy and 
are therefore inherently part of the Core Strategy Consultation. 

3.2.6 At the bottom of the Wiltshire Core Strategy Consultation Document page 
are links to a "sustainability appraisal report" with the accompanying text: 

3.2.7 "An interim sustainability appraisal report is available to download below, 
along with a non-technical summary and appendices" 

3.2.8 At paragraph 1.1.2 of the report, its is stated that : 

"This Interim Sustainability Appraisal Report has been published to 
accompany the Core Strategy. Sustainability appraisal is a process that is 
carried out as an integral part of developing the Core Strategy, with the aim 
of promoting sustainable development through the integration of social, 
environmental and economic considerations. It is a mandatory requirement 
and is subject to the same level of public consultation and scrutiny as the 
Core Strategy". 
 

3.2.9 As a "mandatory requirement", subject to the "same level of public 
consultation and scrutiny as the core strategy" it is therefore surprising that 
this key document is not expressly included on the Local Development 
Framework Consultations page of the Council's website. 

3.2.10 It cannot be transparent nor accessible, nor, simply fair to members of the 
public if documents are not easily available and the extent of actual 
consultation is not readily apparent.  

3.2.11 To add further confusion, on the Wiltshire Core Strategy Consultation 
Document page there are several headings – some of which relate to 
documents that need to be consulted upon, some of which are historic 
documents. It is simply not clear enough to the lay member of the public 
upon what documentation their views will be considered. 

3.2.12 All local planning authorities should adopt a "statement of community 
involvement" ("SCI"). The Council adopted theirs on 23 February 2010. 

3.2.13 Paragraph 3.6 of the Council's SCI states that documents will be made 
available on the Council's website for people to view and comment upon 
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electronically via a simple series of standard, easy to use representation 
forms.  

3.2.14 Paragraph 4.59 – 4.61 of the SCI (under the heading "Consulting on the 
draft plan and SA report") states that: 

"4.59 The SA report on the draft DPD is a key part of the appraisal process. 
  It provides the public with information on the effects of the plan (and the 

alternatives). This means the public is fully informed when consulted and  
able to comment on the plan, the alternatives and their appraisal. 
 
4.60 At publication, we will produce and publish the SA report alongside the 

  draft DPD. The SA report will set out how the appraisal was carried out and 
  how options were assessed and carried forward. It will also indicate clearly 
  which options were not taken forward, drawing on the evidence base and 
  appraisals to show why they were not pursued. 

 
4.61 At this stage, consultees will be invited to consider both the draft DPD 
And the accompanying SA report. Consultation will follow the same methods 

  as those detailed for the publication stage of the DPDs. We will consider 
  each representation made in relation to the draft SA report and amendments 
  will be made as appropriate". 

 
3.2.15 It is clear from the manner in which the Council have undertaken this current 

round of consultation that the correct consultation procedure has not been 
followed, the public are not "fully informed" and the sequential approach of 
collating evidence, assessing that evidence and reporting on that evidence 
has not been followed. 

3.2.16 The consultation process for the Emerging Core Strategy and the 
Sustainability Assessment is therefore flawed. 

3.3 Incorrect Allocation of Strategic Sites 

3.3.1 Core strategies may allocate strategic sites. However, the guidance in 
PPS12 advises that in general the core strategy "will not include site specific 
detail which can date quickly" and "where core strategies allocate strategic 
sites, they must include a submission proposals map". This is recognised in 
draft Topic Paper 14 "Site Selection Process" at paragraphs 2.1 and 2.2.  
The Topic Paper also recognises that allocated strategic sites should be 
those that are "central to the achievement of the strategy".  

3.3.2 As the evidence base behind the strategy is itself flawed (we refer to the 
detail in CSJ Planning's representations), it follows that any allocation of 
sites based on this strategy is also flawed. 

3.3.3 No plan is included within the core strategy that constitutes an appropriate 
proposals map, and it would appear that the Council is planning on dealing 
with strategic site allocation in a further document, the "Strategic Site 
Allocation DPD" which, we understand, is "planned for the coming months".  

3.3.4 It would appear that the Emerging Core Strategy would best be limited to 
including an overall vision, strategic objectives and a delivery strategy. 
However, the evidence base supporting the Emerging Core Strategy needs 
to be urgently revisited. 

3.3.5 It is not understood how the Council can produce a draft "Strategic Site 
Allocation DPD" at this stage in the planning process. If publication is 

Page 34



 

20\24273378.2\VA 7 

expected "in the coming months", the document must currently exist in draft 
which is premature given that the Core Strategy is not yet adopted.  

3.4 Sustainability 

3.4.1 Sustainability is at the heart of the draft National Planning Policy Framework 
(NPPF), with the key principle of a presumption in favour of sustainable 
development "which should be seen as a golden thread running through 
both plan making and decision taking".  

3.4.2 CSJ Planning have addressed the flawed site selection in the Emerging 
Core Strategy/Topic Paper 14 in their representations, and we will not repeat 
the issues here. However, it is necessary to reiterate that Land East of 
Chippenham remains the most sustainable option. Indeed, it is the obvious 
and most genuine sustainable option. It is simply not understood how the 
sites selected are preferred over an integrated site within walking and biking 
distance of the town centre, railway station and amenities. 

3.4.3 This goes to the heart of the problem with the Emerging Core Strategy - the 
Sustainability Appraisal is deeply flawed. The Council is risking challenge to 
the whole Core Strategy if it cannot justify the selection of Options 1 and 2 
through the Sustainability Appraisal. At the current time, the evidence base 
simply does not stand up to legal scrutiny. 

4. CONCLUSIONS 

4.1 As summarised at page 20 of PPS12, to be "sound" a core strategy should be 
justified, effective and consistent with national policy.  

4.2 "Justified" means that the document must be: 

 founded on a robust and credible evidence base  

 the most appropriate strategy when considered against the reasonable 
alternatives 

"Effective" means that the document must be 

 Deliverable 

 Flexible 

 Able to be monitored. 

4.3 Paragraph 4.37 elaborates that the evidence base should contain two elements: 

 "Participation: evidence of the views of the local community and others who 
have a stake in the future of the area. 

 "Research/fact finding: evidence that the choices made by the plan are 
backed up by the background facts 

4.4 The scattergun approach taken by the Council in consulting upon planning documents 
that are sequentially reliant upon each other, is flawed.  The evidence base is neither 
robust nor credible. The Sustainability Appraisal and the Topic Papers, it is 
acknowledged by the Council, form part of the evidence base to support the Emerging 
Core Strategy. As to the remainder of the evidence base, aside from the Habitats 
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Assessment (which has also just been published), it is difficult to see what actual 
evidence the Emerging Core Strategy is based upon.  

4.5 It therefore follows that any strategy identified in the Emerging Core Strategy cannot 
be the most appropriate strategy if the evidence base against which evaluation is 
made, is flawed.   

4.6 The Council appears to be consulting upon its' evidence base at the same time as the 
Emerging Core Strategy. This is deeply unstable and will not stand up to scrutiny at an 
EIP. Further, it is deeply unsatisfactory that a Strategic Site Allocation DPD is in the 
course of preparation (and will itself soon be consulted upon) when the Emerging 
Core Strategy is being consulted on. It is not understood why the Council is not 
waiting for the results of the Emerging Core Strategy consultation before considering 
strategic site allocation. Not only is this premature of the Council, it feels as though 
site allocation has been predetermined. 

4.7 The ability of the public to participate in the consultation in restricted. It is not clear 
which documents the Council is currently consulting on, and the information is not 
easily available to the man on the street.  

4.8 The Council have clearly not selected the most sustainable site in the Emerging Core 
Strategy. It is not understood how Options 1 and 2 can be found to be preferred sites, 
given the evidence supporting the Land to the East of Chippenham at the previous 
consultation stage, and lack of evidence supporting Options 1 and 2 at the current 
stage of consultation. 

4.9 We therefore consider that, in its current iteration, the Emerging Core Strategy is 
unsound. There are many procedural irregularities and consultation is premature 
because the evidence base is not in order. My clients are committed to their 
investment in Chippenham and will continue to scrutinise all Emerging Core Strategy 
documents. It is not in anyone's interests to incur wasted time and expense at EIP 
when the matters addressed in this letter are capable of remedy now. We urge the 
Council to address the fundamental issues addressed in this letter as a matter of 
urgency. 

5. NEXT STEPS FOR THE COUNCIL 

5.1 To progress with Options 1 and 2 in the Emerging Core Strategy makes legal 
challenge inevitable which will ultimately cause delay to the County-wide Plan and 
unnecessary cost to all parties. 

5.2 The resulting uncertainty in the planning process will be of no benefit to Chippenham. 
The Council will be exposed to less favourable appeal decisions in the interim and 
delivery of much needed housing and infrastructure will be held up. 

5.3 This situation is avoidable. The Emerging Core Strategy is based on a rushed and 
unsound evidence base. We suggest the only avenue open to the Council is to 
abandon Options 1 and 2 and revert to the preferred option identified the previous 
iteration of the Core Strategy, Wiltshire 2026, which was supported by a clear 
evidence base and is the obvious (and only genuine) sustainable option.  
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Yours faithfully 
 
 
 
 
Pinsent Masons LLP 
This letter is sent electronically and so is unsigned 
 
 
Copy to: Chippenham 2020 

CSJ Planning 
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Response to Pinsent Masons acting on behalf of Chippenham 2020  
 
A rigorous evidence based appraisal has been undertaken of the alternative options 
for strategic development at Chippenham. The comments submitted by Chippenham 
2020 to the consultation undertaken in June 2011 have been taken into account, with 
the background and rationale for the development of the strategic sites now 
proposed in the Draft Wiltshire Core Strategy set out in Topic Paper 12 
accompanying the Cabinet report. It is not unusual at this stage of the development 
plan process for promoters of alternative sites to take a different view to the local 
planning authority. The next stage of the process will allow challenge to be made 
regarding the soundness of the document before it is Examined by an independent 
Inspector.  
 
The evidence underpinning the Draft Wiltshire Core Strategy will be made available 
for scrutiny when the document is published for consultation. This will include the 
Topic Papers that summarise the evidence, drafts of which have been made 
available as part of the Cabinet papers.  
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Wiltshire Council 
 
Cabinet 
 
17 January 2012 

 
Public Participation 

 
Question from Mr Tony Peacock, Coordinator 

Showell Protection Group 
 

Pre-Submission Draft Wiltshire Core Strategy Development Plan Document 
(Item 6) 

 
 
Question 
 
It is noted that, under item 6 of the agenda, the Cabinet is asked to approve the Pre-
submission draft Core Strategy Development Plan.  
 
Given the proposals for Chippenham are wholly dependent on the Chippenham 
Transport Strategy, including proposals for development of the A350 and link roads 
to the north and south of the town, and the Strategy has not yet been published or 
included in the draft pre-submission, how is it possible for the Cabinet to endorse the 
draft policy sections relating to Chippenham? 
 
 
Response 

The initial findings of the Chippenham Transport Strategy have been used to inform 
the strategic sites within the Draft Wiltshire Core Strategy and are referred to in 
Appendix 3 of Topic Paper 12. Drafts for the Topic Papers have been made 
available with the Cabinet papers. The first stage report, Transport Strategy for 
Chippenham - Land Allocation Report (January 2012), will be published as part of 
the evidence base to support the consultation. 
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