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Chippenham One Plan



Welcome 

Welcome to this summary of the proposals 

of the Chippenham One Plan. This document 

provides an overview of the plans for 

Chippenham Town Centre proposed by the 

Chippenham Town Centre Partnership Board 

to boost the town’s economy, enhance the 

environment and celebrate its heritage. It 

draws upon the work of the Partnership Board 

member organisations and other town centre 

stakeholders over many years, brought together 

though the One Plan consultation that took 

place in the summer of 2023.   

The proposals presented are intended to 

provide Chippenham and its residents with 

a sound and workable framework for future 

development and investment.  We believe 

that with the right interventions and carefully 

managed growth, the proposals set out in the 

One Plan offer a bright and distinctive future for 

Chippenham town centre.    
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The One Plan seeks to provide the basis for a 

Framework Masterplan for Chippenham with the aim 

of boosting Chippenham’s economy, enhancing the 

environment and celebrating the town’s heritage.  

It purposely focuses on a few priority projects that 

would boost the economy and support the vibrancy 

and sustainability of the town centre. Many of 

these schemes are focused on features that make 

Chippenham such a wonderful place to live, work and 

visit. These include beautiful natural settings such as 

the river, Chippenham’s historic heritage and making 

more of our town centre spaces and regeneration 

opportunities.  

Consultation on the emerging One Plan took place 

from April to June 2023 and feedback from this has 

informed the masterplan (Chippenham_One_Plan_

Consultation_Report_APPROVED.pdf). There will be 

further opportunity for consultation as and when the 

individual projects in the One Plan are progressed.   

The following diagram on page five affirms the 

overarching messages that the community has 

consistently told  to the Partnership Board through 

various consultations over the past number  

of years.  

Clear messages from 

the community have 

been received through 

Neighbourhood Plan, Town 

Centre Work and the One 

Plan consultation

Now it’s time for us to move 

from ‘planning’ to ‘delivery’

You asked that all our shared 

ideas and strategies be 

brought together in a simple 

document setting out the 

future - ‘One Plan’

Together we have identified 

key projects to help 

Chippenham evolve and 

prosper

Fundamentally you 

confirmed to us that we are 

ready to start delivering 

together

2	 Purpose of this report 

What and who is the Chippenham 
Town Centre Partnership Board? 

The Chippenham Town Centre 

Partnership Board is a voluntary 

partnership of stakeholders with an 

interest in the future of the town, 

chaired by the Member of Parliament 

for Chippenham and established 

to support and guide the economic 

regeneration of the town centre. The 

Board’s overall strategic purpose is to 

deliver a step change in the economic 

vitality and growth, identifying and 

enabling delivery of key strategic 

projects. The Board is advisory with 

a commitment of Board members to 

work together to shape Chippenham 

going forward. The Board consists 

of the principal civic, community and 

commercial stakeholders with a shared 

interest in the economic success and 

vibrancy of Chippenham town centre. 

What is the purpose of 
this document?
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There is clear evidence that town centres across the country have experienced significant 

economic headwinds in recent years, including the impact of online shopping, new working 

patterns and the broader economic downturn and associated cost of living challenges 

of recent years. Traditional forms of high street uses and the reason for those visits have 

declined and evidence shows that consumers expect a broader offer based on experiences 

rather than just the ability to buy necessities. Chippenham is not immune to these trends. 

The Board has produced a Baseline Report which sets out the evidence of factors exerting 

pressure on Chippenham Town Centre and that can be read here Chippenham Baseline 

Report 250122 (2).pdf 

 

 

The One Plan brings together existing ideas and strategies in a simple, coordinating document 

setting out the future. It draws on the Town Council’s Neighbourhood Plan as well as work 

undertaken by the Town Team and other community stakeholders; it is not a replacement of 

the important work that has gone into those documents, nor is it starting afresh.  

The One Plan is not part of the statutory Development Plan but is part of the delivery 

strategy for the various projects identified to support Chippenham’s regeneration.  

What is the status of this document and 
how does it relate to other strategies 
such as the Neighbourhood plan?  

 

 

Why the need to change Chippenham?

Local Plan

Neighbourhood 
Plan

Chippenham 
Place Board

One Plan for 
Chippenham

Pillar 1:
Managing
the Town

Project 1:
Chippenham
River Project

Pillar 2:
Supporting
Businesses

Project 2:
Upper

Market Place

Pillar 3:
Vibrancy, Culture
& Communicating

the offer

Project 3:
Enhancing our

town centre
spaces

Pillar 4:
Developing & 
Integrating
the Town

Project 4:
Bath Road
car park/

Bridge centre

The Pillars 
[oversee delivery/

project work & report 
to the Place Board] 

The delivery 
projects

[subject of Planning 
& Delivery Briefs]

The
Development

Plan

The
Delivery
Strategy

Other extant strategies:
LEP Strategy Transport plan
Conservation Area Appraisal
Tourism
Wiltshire Town Centre Study 2020
Wiltshire Employment 
Land Review 2018

Challenges facing 
Chippenham Town 
Centre



Chippenham has many important 

underlying strengths in its core town 

centre assets.  A historic market town with 

a diverse range of retail and commercial 

spaces, fine public spaces and community 

/ environmental assets all within 

close proximity to the town’s principal 

commercial and civic amenities.    Through 

a coordinated partnership approach, these 

assets may be maximised to positively 

address the challenges and pressures 

identified and support the ongoing 

success and prosperity of the town. The 

One Plan provides a summary of the plans 

proposed which aim to boost the town’s 

economy, enhance the environment, 

and celebrate its heritage.  Some of the 

challenges and opportunities, linked 

to the town’s principal strategic assets 

were highlighted by the community in its 

response to the One Plan consultation, 

these are considered below;   

 

What can be done to help Chippenham 
adapt to the pressures identified?  

Summary of what the 
baseline reveals

76
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Public Transport in the 
town centre  
Public transport connectivity and access 

is acknowledged as an important 

component of any sustainable growth 

strategy and should be a consideration in 

any regeneration plans for Chippenham 

Town Centre.  In order to adapt to the 

pressures, improvements to connectivity 

and access may be achieved through 

upgraded signage, enhanced routes, 

and better accessibility both to and 

from the town centre. The consultation 

identified that residents would like to see 

reduced car presence in the town centre 

which to be achieved may necessitate 

improvements to the accessibility of 

public transport.  

Railway connectivity  
Chippenham station has direct links to 

Swindon, Bristol, and London and is a 

key factor in both the historic and future 

growth of the town. Whilst the station is 

within the urban area it is some distance 

from the historic commercial core of 

the town and its High Street.  It is very 

important therefore that the links between 

the station and town centre form part of 

any strategy that focuses on the economic 

vitality of the town centre.  Improvements 

to these links may be achieved by simple 

measures such as improved signage 

though to more significant interventions 

including enhancements to the wider 

public realm and improvements in public 

transport services where practicable.   

Cultural/Tourist Visits 
Chippenham has many important historic assets, listed buildings and public spaces.  Important 

buildings in the town centre such Yelde Hall, Town Hall and Neeld Hall are complemented by 

visitor facilities including the town Museum and History Centre.  Taken in combination these 

are a very significant cultural and community assets that may not be fully realised and could 

through a coordinated and curated approach brought to greater prominence and significance as 

components of the town’s visitor offer.   

9



Retail sector issues  

Whist Chippenham remains a vibrant town 

centre, there is potential for improvement 

through a reduction in vacancy rates and 

making better use of some ageing retail 

spaces that do not serve the needs of modern 

consumers.   Addressing these challenges 

should be a key part of any strategy to 

improve the sustainability and long-term 

viability of Chippenham High Street and the 

town’s commercial core.    

Although the composition of town centre uses 

has changed in line with national trends, the 

opportunities to address a reduced uptake 

in retail uses is significant with the potential 

for redevelopment of the River Frontage 

and Upper Market Place areas.  The need for 

a greater focus on leisure and experience 

related activities to attract and retain visitors 

(cafe’s, dining other leisure uses) alongside 

traditional retail was a key theme that came 

out of the consultation.   

In order to adapt, the town centre needs 

to develop a clearer sense of its own 

distinctiveness.  The river frontage and 

potential enhancements to both Emery Gate 

and Borough Parade shopping centres provide 

the key opportunities to deliver this. 

Opportunities for 
Chippenham Town 
Centre

1110
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There is high and 
untapped demand for 
more food and drink 
opportunities especially 
with outside dining in 
a green and enhanced 
environment. 

More trees and 
greenery are 
a consistent 
message. 

The Upper Market 
Place is a prime area 
for more planting and 
pedestrianisation 
facilitating a café culture.

The consultation has 
confirmed that public 
art installations are not 
seen as an important 
element in enhancing 
Chippenham Town 
Centre.

Access to the Station 
and the Olympiad 
should not be restricted 
and any enhancements 
to the High street 
should be planned 
around this. 

Riverside enhancement 
and flood prevention 
are widely supported 
but water levels are an 
issue.

Existing building should 
where possible be altered 
so that they have an active 
frontage and embrace the 
Riverside. 

The heritage 
and visual 
appeal of the 
town centre 
needs to be 
displayed 
better.

Island Park is NOT to be 
paved, but a diversity 
of uses appropriate to 
its enhancement as a 
green would be strongly 
supported.

The community want 
more diverse and 
greater number of shops, 
bars and restaurants. 
Especially independent 
ones. 

Being easier for the visitor 
and user of the Town 
Centre to easily find their 
way around was strongly 
supported by the majority 
of responders.  

There was a clear 
preference expressed for 
any redevelopment of the 
Bath Road site to maintain 
good levels of parking and 
include leisure and retail 
facilities. 

The clear themes 
and messages to 
emerge

While a majority want 
cars to be less dominant, 
there is still a need to 
ensure ample, easy 
parking to support easy 
visits to the town.

There is a clear thread 
that Chippenham needs 
more experiences and 
activities to draw people 
in and increase dwell 
time and in particular 
more activities to occupy 
the youth of the town. 

The installation of traffic 
lights at Station Hill has 
been unpopular and is 
clearly a sore point with 
many of the community.
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Improving open
space and the 
environment

Bringing 
out the 
qualities

Identifying 
character 
areas

Creating
vibrancy

Creating places
that work well 

for everyone

These messages have 
been condensed 
into 5 overarching 
themes. This has 
provided the basis on 
which the delivery of 
each project will be 
founded: 
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Climate emergency  
The five themes of the One Plan are underpinned by the 

golden thread of responding to, and mitigating against, 

the impacts of climate change. Future generations 

depend on us acting now to combat climate change. The 

global impacts of severe weather and rising temperatures 

are clearly documented and will lead to major negative 

effects on communities across the UK. Wiltshire Council 

and Chippenham Town Council have both declared 

a climate emergency and have committed to taking 

accelerated actions, in line with the national and global 

momentum that is building in response to climate change. 

The One Plan will seek to protect the environment, reduce 

the likelihood of flooding, and reduce motor vehicle 

movements through the town while ensuring the town 

remains accessible to all. 

 

 

 

17



1918

Green Corridor will be a lasting legacy of riverside green space and urban wildlife habitat and 

around 62 ha of public open space will be enhanced. The One Plan projects will recognise and 

enhance Chippenham’s important historic heritage and will create an enterprising and thriving 

town centre. 

A bold vision  
for Chippenham 
Town Centre 

Together we will seek to deliver a series of 

projects that will transform the experience 

of Chippenham Town Centre. It will become 

a leisure destination of choice, with footfall 

increased and a thriving, vibrant hospitality, 

leisure and retail offer. Chippenham’s River 
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Chippenham River Project 

The River Green Corridor, to include the 

replacement of the radial gate /weir, along 

with riverside enhancement and flood 

prevention was widely supported in the 

consultation responses.  The responses to 

the options presented was less clear cut, with 

some preference shown for the retention of 

some form of amenity water level as part of an 

overall scheme.    

In response to the consultation feedback, a 

strategic River Green Corridor Masterplan will 

be prepared. This will provide a framework to 

guide the phased development of the River 

Park project and the Board will seek for this to 

be endorsed by Wiltshire Council as a material 

planning consideration in the determination 

of any future planning application affecting 

land within the masterplan area.  

The Master Plan approach will provide the 

following benefits: 

•	 Reduced flood risk to residents  

and businesses.

•	 Building climate change resilience.

•	 Enhancing existing, and creating new, 

spaces for biodiversity.

•	 Improving public enjoyment of the river.

•	 Helping to deliver well-designed new 

development which makes a positive 

contribution to the river.

•	 To provide a clear vision for community, 

stakeholders, developers and landowners.

•	 To ensure high quality development along 

the river corridors.

•	 To ensure development enhances the  

river setting.

•	 To provide guidance on flood alleviation 

and ecological improvements.

•	 To ensure that development is appropriate, 

and that the impacts of development are 

effectively understood.

•	 To engage local communities.  

Delivery based on understanding the 
varying character of different areas 
within the town centre

It is acknowledged by the Partnership Board that there are distinctive character areas 

within Chippenham, each of which provide identity and purpose to the various parts 

of the central area.  A ‘one-size-fits-all’ approach to the regeneration of the town 

would, therefore, not be appropriate. Instead, individual projects will be tailored to 

the character of different areas of the town centre based on analysis of each area and 

evidence gathering, taking account of each area’s urban form, heritage and existing and 

emerging land uses.  

Defining different parts of Chippenham as quarters is an approach that is being 

developed locally and which are illustrated below: 

Key:

New Road/Upper New Road

The Bridge

Town Bridge

High Street

Artisan quarter

Leisure and learning quarter

Town centre quarter

Heritage quarter

Upper Market Place 

Local Plan Town Centre Boundary

This quarters approach can form the 

basis of an overarching approach to the 

regeneration of the town centre. 

Projects

Set out below are a series of 

projects that were presented to the 

community as possible opportunities 

in the One Plan consultation.   

20
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The River Frontage  

The river frontage, to the rear of Emery Gate 

and across Monkton Park, provides substantial 

opportunity for enhancement, which is well-

supported by the community, as was made 

clear during consultation.  

The existing facades affronting the river do 

not take full advantage of the potential to 

create a destination for retail, dining and 

leisure. The board acknowledges that this is 

an asset and therefore the One Plan advocates 

for this area to be enhanced, with the facades 

reimagined to create an active river frontage 

that facilitates food, beverage, and leisure, 

accommodating cafe culture and redefining 

Chippenham as a destination with a successful 

public realm.  

Combining several uses across the river 

frontage, in line with demand and the baseline 

evidence, whilst also actioning works to the 

river green corridor for enhancement of the 

natural environment, will aim to create a 

cohesive scheme that builds on the existing 

blue and green infrastructure. This aims 

to address several challenges identified in 

Chippenham, to include cultural/tourist visits, 

the decline in town centre shipping, retail unit 

vacancies and wider economic growth.  

Upper Market Place and Enhancing the Town Centre  

Feedback from the consultation made it 

clear that the majority support enhancing 

the Upper Market Place and the town centre 

more generally ( p17-23 Chippenham_One_

Plan_Consultation_Report_APPROVED.pdf) and 

optimising Chippenham’s historic heritage.   

To do this, the One Plan recommends that 

a number of actions are taken include 

strengthening of the Town core via continued 

support for new independent and national 

retailing. When development opportunities 

occur seek to deliver improvements of the 

retail offer, public domain enhancements 

and opportunities for living and leisure.  A 

key objective is to create a new greened 

environment with street trees and planters 

with seating thereby delivering people-friendly 

streets that improve the pedestrian and cycle 

experience and enhance wayfinding while 

reducing impact of the car.  

The first phase of this masterplan will include 

the removal of the existing radial gate at 

the end of its useful life, provide amenity 

water levels where practicable, and improve 

the ecological value of the watercourse.  

This phase will be led by the Environment 

Agency working alongside the Town Centre 

Partnership Board. The EA has been working 

with the Partnership Board through the One 

Plan consultation to support the principle of 

a partnership approach where a scheme may 

deliver wider benefits for the local community 

alongside the works that the EA is required to 

complete under its statutory obligations.   

Enhancement of the River Green Corridor, 

whilst maintaining and encouraging the 

ecological value, is an essential part of 

wider regeneration within Chippenham. The 

masterplanning approach will ensure the 

priorities of the river are fully considered, 

the development is endorsed as a material 

planning consideration, and wider 

development acts cohesively with the interests 

of the natural environment.  

There will also be an opportunity for 

subsequent phases of the River Green 

Corridor Masterplan, including the 

redevelopment the riverside frontage and 

improved access to the river. The Partnership 

board will explore funding opportunities 

for investment from the private sector and 

landowners.  
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leisure facilities, the One Plan acknowledges 

that the site has significant potential as a key 

location for an extension to the town centre, 

in cohesions with broader development.  

Development will ensure sympathetic 

development noting the sites situation 

within the Chippenham Conservation Area 

and presence of Grade II Listed Bank House. 

Delivery of this aspect of the town centre 

regeneration will form part of a long-term 

project and fulfilment of the project is not 

anticipated to be imminent. Local policy 

advocates for the Bath Road Car Park and 

Bridge Centre area to form a retail extension 

to the town centre, and the One Plan 

recommends that this form part of the wider 

public realm strategy. 

 

 

A simple Public Realm Strategy would provide 

a “blueprint” to help inform and direct future 

schemes and changes to the public realm 

as they come forward in a considered and 

holistic way. It would set parameters for future 

projects. Public Realm Projects that come 

forward will then be subject to individual 

detailed design process and consultation as 

and when appropriate. 

A Public Realm Strategy would also help to 

make credible funding bids for enhancement 

of Chippenham. The board will ensure that 

funding opportunities are fully explored to 

deliver individual public realm projects. For 

these reasons a public realm strategy would 

complement this One Plan and is something 

that the Place Board will consider producing 

when adequate resources are identified.

The High Street, The Bridge and New Road/ Upper New Road 

The simple public realm strategy will 

also incorporate this area and the core 

objective of strengthening the retail and 

hospitality offer will apply here also. When 

development opportunities occur seek to 

deliver improvements of the retail offer, public 

domain enhancements and opportunities 

for living and leisure.  While a new balance 

between pedestrian and motorist will be 

sought care will be taken to ensure that vital 

vehicular access to the station and Olympiad 

is maintained and if possible enhanced 

Bath Road Car Park/Bridge Centre  

This site has been highlighted for potential 

redevelopment, and as such the community 

were consulted on its potential uses. It is a 

complex site and no firm consensus emerged 

from the consultation. Therefore this project 

should be considered more long term than 

other in this Plan and immediate delivery 

work will revolve around further evidence 

assessment, discussions and trying to produce 

a vision for the areas future which will satisfy 

all stakeholders and be of most benefit to 

Chippenham. The visioning exercise will be 

followed by the development of a masterplan 

to guide future development. 

Broader development of the town centre aims 

to address parking provision, and as such the 

Bath Road car park will be considered as part 

of wider parking facilities in Chippenham. 

Several uses were suggested and have been 

considered. Highlighting the loss of the 

former youth centre and demand for more 
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Upper Market Place 

Objectives:  

•	 Design and implement a public domain 

strategy for the area. 

•	 Strengthening of the Town core via 

continued support for new independent 

and national retailing.  

•	 When development opportunities occur 

seek to deliver improvements of the retail 

offer, public domain enhancements and 

opportunities for living and leisure.  

•	 Create a new greened environment with 

street trees and planters with seating. 

•	 Create people-friendly streets that improve 

the pedestrian and cycle experience and 

enhance wayfinding while reducing impact 

of the car.  

•	 Seek funding to upgrade and improve the 

quality of historic buildings and shopfronts 

and enforce shopfront policy.  

•	 Introduce shared space to reduce negative 

impact of vehicles 

•	 Move parking away from building 

frontages where possible to create a larger 

area of enhanced public realm / a more 

pleasant place to sit.

•	 Improve setting of Grade II listed war 

memorial Incorporation of more green 

landscaping / low maintenance  

planting options.

•	 Improve setting of existing heritage assets 

and building such as Church and Rose  

and Crown.

Now that you have made it clear what projects 

we should pursue to revitalise the Town 

Centre, the next step is to focus on delivery. 

Now we get cracking! 

The projects in the One Plan cannot be 

delivered by a single organisation. Delivery will 

be dependent on a range of different partners 

working together, including the Partnership 

Board, Natural England, the Environment 

Agency, Historic England, infrastructure 

providers, utility companies, private sector 

representatives, and the community. The 

One Plan is therefore based on partnership 

and consensus between all these different 

stakeholders. Its recommendations have 

been informed by the views of the people 

of Chippenham and the result of which is a 

document that is for the Town and its people. 

The projects and interventions within the One 

Plan will be supported by a detailed delivery 

plan for each individual project. These will be 

based on international best practice and will 

be complex. In summary each project plan will 

identify: 

•	 discreet project teams with leads, named 

teams, resources

•	 business case development 

•	 funding sources, bids and match funding 

•	 procurement of landscape architects and 

master planners 

•	 RIBA design stages 

•	 detailed engagement with stakeholders to 

develop detailed designs

•	 consent regimes e.g. planning, drainage, 

ecological etc

•	 construction procurement, engineering 

plans and implementation 

•	 future maintenance arrangements. 

A discreet project plan will be developed for 

the following projects to deliver the main 

objectives shown: 

One Plan delivery phase 
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River Frontage Development 

Objectives:  

•	 Take opportunities to deliver outward 

looking to create an active river frontage.  

•	 Encourage food, beverage, and leisure, 

accommodating cafe culture and redefining 

Chippenham as a destination of choice.  

•	 Encourage residential use of upper floors 

and other space.  

•	 creating active frontages to the river, 

where feasible.  

•	 improving the setting of the River Park 

through well-designed landscaping.  

•	 Avoiding impacts to and taking 

opportunities to enhance biodiversity.  

•	 Facilitating housing and economic growth 

adding vibrancy to the area.  

•	 Contributing to the planting of new trees 

and creation of new shaded spaces. 

River Avon 

Objectives:  

•	 Reduced flood risk to residents  

and businesses.

•	 Building climate change resilience.

•	 Enhancing existing, and creating  

new, spaces for biodiversity;  

Rewilding.

•	 An enhanced green space at Island Park  

to encourage public use. 

•	 Performance spaces. 

•	 Children’s play areas / Picnic area/  

trim trails.  

•	 Public art / Enhanced public realm/ 

Sculpture park. 

•	 Cafes / restaurants /Mobile kiosks.  

•	 Wild swimming / Boating/ Leisure boat 

route/Jetty.  

•	 More active frontages on both sides of the 

River Avon. 

•	 Greater connectivity through an  

additional footbridge / More  

permeable development.  

•	 To produce, adopt and implement a 

master plan to guide a phased approach to 

the project. 
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Bath Road Car Park/Bridge Centre 

Objectives:  

•	 Further evidential work to build a 

consensus over future. 

•	 Establish a shared long term vision for  

the site. 

•	 Explore the balance of uses included 

parking and community uses. 

•	 Work with partners to scope viable 

opportunities. 

•	 Once consensus appears, development a 

master plan to guide future development. 

 

The High Street, The Bridge and New Road/ Upper New Road 

Objectives:  

•	 Design and implement a public domain 

strategy for the area. 

•	 Strengthening of the Twon core retail  

area and hub of activity around Upper 

Market Place.  

•	 Continue support for new independent 

and national retailing.  

•	 When development opportunities occur 

seek to deliver improvements of the  

retail offer, public domain enhancements 

and opportunities for living and  

leisure.  

•	 Encourage the café culture and facilitate 

widespread use of outside seating by 

removing parking. 

•	 Create a new greened environment with 

street trees and planters with seating. 

•	 Ensure vehicular access to the station  

and Olympiad is maintained and if  

possible enhanced. 

•	 Seek funding to upgrade and improve the 

quality of historic buildings and shopfronts 

and enforce shopfront policy.  

•	 Introduce enhanced pedestrian spaces to 

reduce dominance of vehicle. 
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An example of the contents of a project proforma to be developed for each project are  

shown below. 

The RIBA Plan of Work 
organises the process of 
briefing, designing, delivering, 
maintaining, operating and 
using a building into eight 
stages. It is a framework for 
all disciplines on construction 
projects and should be 
used solely as guidance for 
the preparation of detailed 
professional services and 
building contracts.
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  Projects span from Stage 1 to Stage 6; the   outcome of Stage 0 may be the decision to initiate a project and Stage 7 covers the ongoing use of the building.  

Stage Outcome
at the end of the stage

The best means of achieving 
the Client Requirements 
confirmed

If the outcome determines that 
a building is the best means of 
achieving the Client Requirements, 
the client proceeds to Stage 1

Project Brief approved by the 
client and confirmed that it 
can be accommodated on 
the site

Architectural Concept 
approved by the client and 
aligned to the Project Brief

The brief remains “live” during 
Stage 2 and is derogated in 
response to the Architectural 
Concept 

Architectural and engineering 
information Spatially 
Coordinated

All design information 
required to manufacture 
and construct the project 
completed

Stage 4 will overlap with Stage 5 
on most projects

Manufacturing, construction 
and Commissioning 
completed

There is no design work in Stage 5 
other than responding to Site 
Queries

Building handed over, 
Aftercare initiated and 
Building Contract concluded

Building used, operated and 
maintained efficiently

Stage 7 starts concurrently with 
Stage 6 and lasts for the life of the 
building

Core Tasks
during the stage

Project Strategies might include:
–  Conservation (if applicable)
– Cost
– Fire Safety
– Health and Safety
– Inclusive Design
– Planning
– Plan for Use
– Procurement
– Sustainability
See RIBA Plan of Work 2020 
Overview for detailed guidance 
on Project Strategies

Prepare Client Requirements

Develop Business Case for 
feasible options including 
review of Project Risks and 
Project Budget

Ratify option that best delivers 
Client Requirements 

Review Feedback from 
previous projects

Undertake Site Appraisals

No design team required for Stages 0 and 1. Client advisers may be appointed 
to the client team to provide strategic advice and design thinking before Stage 
2 commences.

Prepare Project Brief 
including Project Outcomes 
and Sustainability Outcomes, 
Quality Aspirations and 
Spatial Requirements

Undertake Feasibility Studies

Agree Project Budget

Source Site Information 
including Site Surveys

Prepare Project Programme

Prepare Project Execution 
Plan

Prepare Architectural 
Concept incorporating 
Strategic Engineering 
requirements and aligned to 
Cost Plan, Project Strategies 
and Outline Specification

Agree Project Brief 
Derogations

Undertake Design Reviews 
with client and Project 
Stakeholders

Prepare stage Design 
Programme

Undertake Design Studies, 
Engineering Analysis and 
Cost Exercises to test 
Architectural Concept 
resulting in Spatially 
Coordinated design aligned 
to updated Cost Plan, Project 
Strategies and Outline 
Specification

Initiate Change Control 
Procedures

Prepare stage Design 
Programme

Develop architectural and 
engineering technical design 

Prepare and coordinate 
design team Building 
Systems information 

Prepare and integrate 
specialist subcontractor 
Building Systems 
information

Prepare stage Design 
Programme

Specialist subcontractor designs 
are prepared and reviewed during 
Stage 4 

Finalise Site Logistics

Manufacture Building 
Systems and construct 
building

Monitor progress against 
Construction Programme

Inspect Construction Quality

Resolve Site Queries as 
required

Undertake Commissioning 
of building

Prepare Building Manual

Building handover tasks bridge Stages 5 and 6 as set out in the Plan for Use 
Strategy

Hand over building in line with 
Plan for Use Strategy

Undertake review of Project 
Performance

Undertake seasonal 
Commissioning

Rectify defects

Complete initial Aftercare 
tasks including light touch 
Post Occupancy Evaluation

Implement Facilities 
Management and 
Asset Management 

Undertake Post Occupancy 
Evaluation of building 
performance in use

Verify Project Outcomes 
including Sustainability 
Outcomes

Adaptation of a building (at the 
end of its useful life) triggers a new 
Stage 0

Core Statutory 
Processes
during the stage:

Planning
Building Regulations
Health and Safety (CDM)

Strategic appraisal of 
Planning considerations

Source pre-application 
Planning Advice

Initiate collation of health 
and safety Pre-construction 
Information

Obtain pre-application 
Planning Advice

Agree route to Building 
Regulations compliance

Option: submit outline 
Planning Application

Review design against 
Building Regulations

Prepare and submit 
Planning Application

See Planning Note for guidance on 
submitting a Planning Application 
earlier than at end of Stage 3

Submit Building Regulations 
Application

Discharge pre-
commencement Planning 
Conditions

Prepare Construction 
Phase Plan

Submit form F10 to HSE if 
applicable

Carry out Construction 
Phase Plan 

Comply with Planning 
Conditions related to 
construction

Comply with Planning 
Conditions as required

Comply with Planning 
Conditions as required

Procurement 
Route Traditional    Tender  

Appoint  
contractor

Design & Build 1 Stage ER  CP  
Appoint  

contractor

Design & Build 2 Stage ER Pre-contract services agreement  CP  
Appoint  

contractor

Management Contract  
Construction  Management

Appoint  
contractor

Contractor-led ER Preferred bidder  CP  
Appoint  

contractor

Information  
Exchanges
at the end of the stage

Client Requirements

Business Case

Project Brief

Feasibility Studies

Site Information

Project Budget

Project Programme

Procurement Strategy

Responsibility Matrix 

Information Requirements 

Project Brief Derogations

Signed off Stage Report 

Project Strategies

Outline Specification

Cost Plan

Signed off Stage Report

Project Strategies

Updated Outline 
Specification

Updated Cost Plan

Planning Application

Manufacturing Information

Construction Information

Final Specifications

Residual Project Strategies

Building Regulations 
Application

Building Manual including 
Health and Safety File and 
Fire Safety Information

Practical Completion 
certificate including 
Defects List 

Asset Information

If Verified Construction 
Information is required, verification 
tasks must be defined

Feedback on Project 
Performance

Final Certificate

Feedback from light touch 
Post Occupancy Evaluation

Feedback from Post 
Occupancy Evaluation

Updated Building Manual 
including Health and 
Safety File and Fire Safety 
Information as necessary

Core RIBA Plan of Work terms are defined in the RIBA Plan of Work 2020 Overview glossary and set in Bold Type. Further guidance and detailed stage descriptions are included in the RIBA Plan of Work 2020 Overview. © RIBA 2020

Stage Boundaries:
Stages 0-4 will generally 
be undertaken one after 
the other.
Stages 4 and 5 will overlap 
in the Project Programme 
for most projects.
Stage 5 commences 
when the contractor takes 
possession of the site 
and finishes at Practical 
Completion. 
Stage 6 starts with the 
handover of the building to 
the client immediately after 
Practical Completion and 
finishes at the end of the 
Defects Liability Period.
Stage 7 starts concurrently 
with Stage 6 and lasts for 
the life of the building.

Planning Note:
Planning Applications 
are generally submitted 
at the end of Stage 3 and 
should only be submitted 
earlier when the threshold 
of information required has 
been met. If a Planning 
Application is made 
during Stage 3, a mid-
stage gateway should be 
determined and it should 
be clear to the project team 
which tasks and deliverables 
will be required.  
See Overview guidance. 

Procurement:
The RIBA Plan of Work 
is procurement neutral – 
See Overview guidance for 
a detailed description of 
how each stage might be 
adjusted to accommodate 
the requirements of the 
Procurement Strategy.

ER    
Employer’s 
Requirements 

CP    
Contractor’s  
Proposals

RIBA
Plan of Work 
2020

Appoint  
client team

Appoint  
design team

Appoint Facilities Management 
and Asset Management teams, and 

strategic advisers as needed

Chippenham Town Centre Masterplan 
- draft template for Development and 
Delivery Brief production.
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Background
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Urban Layout
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Part 2 - Delivering the project

05 Project Management?
Project Management Team Structure 
including
Partnership working
Resources and Role Descriptions
Project summary
Project definition
Project Objectives
Project Approach
Change control approach
Risk management approach
Project Controls
Monitoring
Tailoring of PRINCE2

06 The Business Case Development 
Process

Determining the Strategic Context and 
undertaking the Strategic Assessment
Scoping the proposal and preparing the 
Strategic Outline Case (SOC)
Planning the scheme and preparing the 
Outline Business Case (OBC)
Reviewing the Business Case: SOC, OBC 
and FBC95
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Account management
Tendering and contracts invoicing and 
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08 Detailed designs and construction
Based on RIBA standard practice (see 
diagram)


