WILTSHIRE COUNCIL

REPORT TO STRATEGIC PLANNING COMMITTEE

Date of Meeting

16" November 2011

Application Number: S/2011/517/0L

Deadline: 11- 07-2011

Site Address: Erskin Barracks, Wilton, Salisbury SP2 OAG
Proposal: Demolition of existing erection of 450 houses and 3

hectares of employment site and access

Applicant/ Agent:

Defence Infrastructure Organisation

Town/Parish Council Wilton Town

Electoral Division Wilton and Unitary Member | Clir Richard
Lower Wylye Beatie
Valley ED

Grid Reference: 410477.03 -131663.668

Type of Application: OUTLINE

Conservation Area: Na LB Grade: Na

Case Officer: Mr A Bidwell Contact 01722 434381

Number:

Reason for the application being considered by Committee
The application affects a strategic allocation site identified within the Core Strategy and a
significant amount of local interest is evident.

1. Purpose of report

To consider the above application and to recommend that planning permission is
GRANTED subject to conditions and the signing of a Section 106 agreement.

2. Main Issues
The main issues in the consideration of this application are as follows:

Key policy issues and Principle of development
Design / Layout and visual amenity

Affordable housing

Impact upon highway safety

landscape character / Public Open space
Impact upon protected species

Phasing

Noise Issues




Flood Risk and Drainage

Climate Change and Renewable Energy
Environmental Impact Assessment (EIA)
Section 106 issues / Heads of Terms

The application has generated objections from Wilton Town Council
Neighbourhood Responses

Letters received objecting to the proposal: Three
Letters of support received: None
Letters commenting on the application received: Four

3. Site Description

The site is divided into two parts by the railway line and is a relatively large site
totalling some 13.5 hectares. The south part of the site is approximately 4.7 which
include an area of land owned by Wilton Estates. The North site measures
approximately 8.8 hectares.

The site is adjacent to the settlement boundary of Wilton and is in easy reach of the
Town Centre approximately 0.5 km to the south, a ten minute walk.

To the north the site boundary borders the Annington Homes site and open
countryside. The Eastern side of the site borders the railway and the Western side,
The Avenue.

On the opposite side of The Avenue there is a grassed area (recently the subject of
a planning approval for the Wilton Diocesan Board of Education), and the Park and
rode site.

Bus services run in to the Salisbury town centre every 10-20 minutes in peak hours
and a frequent bus route also runs along the Salisbury Road.

The application site was formerly used as accommodation for the UK Land Forces
Head Quarters which has relocated to Andover vacating Erskine Barracks at the end
of March 2011.

4. Relevant Planning History

This site has an extensive and lengthy planning history including many past
developments that would not have required permission from the LPA due to Crown
exemption. Much of the planning history is not relevant to, nor does it significantly
impact upon this proposal. As such a list of applications is not provided in this case.

5. The Proposal

This application is for outline planning permission for the redevelopment of the
former UKLF site to include 450 residential dwellings and 3 ha of employment space
The residential element shall be at an average density of 42 dwellings per hectare



(dph) The 3ha of employment space is to include up to 24 000m2 of employment Bl
floor space 250m2 of retail Al floor space and 250m2 of community use DI floor
space

Up to 3ha of employment land is proposed to provide for the replacement of 1200
jobs as the UKLF HQ has moved to Andover. This area is proposed to be utilised
within the Bl Business Use Class so as to protect the residential amenity of new and
existing residents The exact proportions of this area shall be determined at the
reserved matters stage however, n indicative layout with indicative scales and
heights of buildings has been provided to demonstrate that the quantum of
development proposed is appropriate for the site

This application seeks to gain permission for the principle of 450 dwellings and 3ha
of employment use and the access arrangements of the site only. The owners of the
site are the MoD who intends to sell the site after outline planning permission has
been granted. As such all other details including layout, scale, landscaping and
appearance are reserved matters to be determined at a later stage under a detailed
“‘Reserved Matters” application Full consultation shall be carried out at this time to
ensure people can comment upon and shape the outcome of the final development.

6. Planning Policy

Relevant Policies

Planning Policy Statements

PPS 1. Delivering Sustainable Development

PPS 3. Housing

PPS 4. Planning for Sustainable Economic Growth
PPS 9. Biodiversity

PPG 13. Transport

PPS 25. Development and Flood Risk

Adopted Wiltshire Structure Plan
DP3 Development Strategy
DP4 Housing and Employment Proposals

Adopted Salisbury District Local Plan: Include amongst others
G1 General Principles for Development

G2 General Criteria for development

G9 Planning Obligations.

G13 MOD Land

H22 Urban sites outside Housing Policy Boundaries.

R2 Open Space and Recreation

TR1 — Transport, Salisbury Urban Area

South Wiltshire Core Strategy — Submission Document
Core Policy 2. Strategic Allocations and UKLF development template
Core Policy 3. Affordable housing.



Core Policy5. Employment Land
Core Policy 18. Lifetime Homes standards
Core Policy 25. Air Quality

7. Consultations
Wilton Town council:

Unanimously voted to object most strongly to this outline
planning application as submitted by the Defence Infrastructure Executive for
the following reasons:

Overdevelopment 450 houses is too many on a site of this size

Lack of other amenities e.g. shops and a community centre 70 of
respondents to a survey carried out by Wilton Vision wanted to see shops
located on the site.

Concerns about the impact of so many buildings on the existing barely
adequate sewage system in Wilton

Concerns regarding the future of the existing car park on the site is
to be utilized or considered as a brown field site or returned to
agricultural use decontamination costs notwithstanding

Concerns regarding the severe increase in the volume of traffic this
proposal will generate and lack of integration with the Park Ride site

Concerns regarding the lack of plans for public transport those
proposed barely meet current guidelines but there is no plan for the
future. The possibility of re opening Wilton station is ignored as is the
provision of footpaths cycle routes and a pedestrian crossing over the
A36 a major trunk road

Concerns about the lack of infrastructure particularly the provision of a
primary school. The one proposed at the Fugglestone Red Il
development is some distance away, which will add to the increased
number of traffic movements and there is no direct safe walking route
provided. The existing Wilton primary school is full.

The future use of the UKLF site was raised in the Wilton Vision Wilton s Town
Plan document in which the community requested that careful consideration
be given to this site and a housing survey by an independent agency was
requested prior to any proposed redevelopment. This does not seem to have
been undertaken.

Archaeology:

Note that a desk based assessment (DBA) has been submitted with the application.



Archaeology Officers had previously commented on the scoping report that was
examined in 2009. The conclusion was that the landscaping in the northern part of
the site would have been likely to have significantly damaged or disturbed any
potential archaeological remains. It was recommended that there would be a need
for evaluation in the southern part of the site.

It is considered that the DBA which has been submitted with this application meets
this criteria and has demonstrated that there is potential for there to be
archaeological remains present within the site. It is also considered that the outline
design proposal is designed to avoid the more archaeologically sensitive parts of
the site which have been identified by the DBA. In this case, therefore, pre-
determination evaluation is not recommended but, that conditions are imposed
requiring a written programme of phased archaeological investigation and
mitigation.

Environment Agency:

No objection to the proposal subject to the condition and informative being included
in regard to Flood Risk, Land Contamination, Drainage, Water Quality / Water
Resources, Water Supply, Foul Drainage, Construction Environment Management
Plan, Site Waste Management Plan, Pollution Prevention During Construction.

Wessex Water:

We have considered the Water Supply Report compiled by Etec, submitted with the
application which appears to address matters connected with Wessex Water as
water and sewerage undertaker for the area. The strategy for foul and surface water
drainage and water supply appear to be in accordance with our understanding of
discussions held with Entec regarding servicing the proposed site.

Further detail can be considered with the developer during Section 104 (Foul and
Surface Water) and Section 41 (Water supply) application (Water Industry Act)

Natural England:

No objection is stated to the proposal however, Natural England have raised several
issues that they consider require further clarification and explanation. These issues
include:

Phosphate impacts on the river Avon SAC

Surface Water discharge impacts on the river Avon SAC

Recreational disturbance to the Salisbury Plain SPA (Stone Curlew)

Green infrastructure provision

In addition Natural England has considered that in terms of overall impact on
biodiversity: “the information provided in this application makes it impossible to
assess, whether the application is in line with PPS9 to maintain and where possible
enhance biodiversity. Number and type of trees to be removed and planted are not
specified, the extent of habitat creation is not quantified. We therefore advise that
more information is provided to allow this judgment to be made”.



Wiltshire Council Open Space:

Agreed:
the amount of Equipped Play Space = 1 x NEAP and 2 x LEAP’s and the amount of
Casuall/informal Play Space.

To be agreed:

Wiltshire council requires that the Youth and Adult Contribution is made up by means
of an offsite contribution.

Wiltshire council requires a maintenance contribution for all adoptable areas,
although no plans have been provided to date in order to calculate a figure.

Although the council does not currently hold an objection, an objection would be
raised if the developer was not willing to provide either of the outstanding issues “to
be agreed” above.

Wiltshire Council Education Premises Team:

No objections subject to an appropriate financial contribution being paid based on
the agreed formula.

Affordable Housing Officer:

Issues rose concerning Affordable Housing provision, Tenure split, Property types /
Size Mix, Code level and Nominations. The housing officer has confirmed that
although support is given to the application in principle, based on the provision of
40% affordable housing, the application is not supported in terms of the detail of the
affordable housing tenures and property sizes.

Wiltshire Council Highways:
Initial comments pending ongoing negotiations:

This site lies within the Council's draft Core Strategy for South Wiltshire and is
therefore supported by

this Authority as Highway Authority. However, that support relies on the development
contributing to the Core Strategy Transport Policy which requires new housing
development within Wilton and Salisbury to contribute to the overall impact of all
housing developments within Wilton and Salisbury up to and including 2025. To that
end, a contribution will be sought which will accord with the final decision of the
Authority to introduce an "established" or "radical" approach to the contribution; and
that decision will be ratified once the EiP (for the Core Strategy) process is complete,
approval of Members is obtained, and the Core Strategy process is complete. The
developer will therefore be expected to enter into a Section 106 Agreement for the
payment of the Transport Contribution amongst other items which are discussed
below.



Also, the development site must be capable, in road safety and capacity terms, of
satisfactorily meeting or mitigating its impact on the existing road network. The
developer has submitted statements to quantify these impacts but there are several
areas which need to be further investigated before a final recommendation can be
offered. The site must also be assessed for its overall sustainability in delivering safe
and practicable solutions for public transport, cycling and walking and as a means to
justify the highly sustainable traffic levels suggested for the housing within the
Transport Assessment (TA).

The following areas of concern must therefore be further considered before a formal,
final recommendation can be offered:

e Impact on traffic movement through the existing A36/A30 roundabout junction.
(Matter for Highway Agency (HA) /developer).

e Accessibility for cyclists and pedestrians particularly in relation to crossing
movement on A36.

e Public Transport serving the site.

e Existing main access junction was constructed to serve the Park and Ride
and the previous specific end use

e The northern access is proposed to serve 240 dwellings. The Picardy analysis
shows considerable capacity, but only tests to 2016.

e Two lower accesses serving 210 dwellings. Both existing accesses are
located close to existing junctions on the opposite side of The Avenue (the
southerly junction is close to a small side access which, at certain times has
been used for special events).

e The submitted junction designs (for the two lower junctions) are not
acceptable: The Avenue is an important link in the road network and vehicles,
including large vehicles, must be able to turn off the main carriageway with
ease and not enter opposing lanes.

e Internal road layout is merely submitted at small scale as part of the Master
plan. For full consideration of the design, larger scale drawings should be
supplied for consideration. Full construction details will then be able to be
discharged via a negative condition.

e Walking and Cycling Accessibility. Several concerns, as below, are raised that
the submission does not properly evaluate this key component of a
sustainable site.

e The Avenue has a 1.35m wide footway and verges, containing mature trees,
all within adopted areas, fronting the development site. This width of footway
is not conducive to a significant increase in pedestrian and cycle access to



and from the site and it would be expected that the LHA would wish to
approve at least a shared cycleway/footway of 3m width.

e Pedestrian crossing facility on The Avenue is referred to within the TA text but
no details are provided.

e Green links are referred to but show poor or unclear connections to the local
network and do not describe in any detail their width.

e The existing pedestrian bridge over the railway presents a significant long
term maintenance issue which must be resolved via inclusion of terms within
the Section 106 Agreement.

e Parking Strategy
e Comments on Traffic Generation.
Final comments (negotiated solution):

As a result of the ongoing negotiations the Local Highway Authority (LHA) is satisfied
that this significant Core Strategy outline development proposal can proceed subject
to the imposition of certain conditions and the entering into of a Section 106
Agreement to secure the following obligations on the development:-

Salisbury Campaign for Better Transport:

We note that the outline application submitted by the Defence Infrastructure
Organisation

proposes what is very much a conventional mixed use development on this site,
presumably in order to maximise the attractiveness and potential price for
prospective

purchasers. We would urge the Council to consider more visionary options which
could achieve greater all round benefits for Wilton and South Wiltshire. For example,
‘eco park’

proposals which have been put forward would make better use of resources — by
reusing

some of the existing building on the site — and would provide green business and
tourism opportunities for the area. The transport plan for an ‘eco park’ site could
become

an exemplar of best practise and the benefits would be felt across the wider district.
Some comments on transport aspects of the application are given below. These
could of

course be applied to any development on the site, and we hope they will be given
serious

consideration.

Highways Agency:



Thank you for consulting the Highways Agency HA on the above application. We
have reviewed the supporting documents for both applications in accordance with
the DfT Guidance on Transport Assessment GTA and the Circular 02 2007
Planning and the Strategic Road Network. In reviewing the application we have also
been mindful of the comments provided in our letter of the 3rd August 2010 in
response to the Scoping Assessment submitted by Mark Rennie of Entec.

Taking account of the matters set out above we consider it necessary to implement a
Direction of Non Approval. The direction is implemented for a period of six months.
We consider this timeframe provides the applicant sufficient time to undertake the
necessary amendments and for the Agency to review the revised document. If this
is concluded to our satisfaction within a shorter period we can consider lifting the
direction of non approval and replacing it with one recommending conditions.

Wiltshire Fire & Rescue:

Comment relating to necessary and appropriate fire safety measures is forwarded
for consideration and inclusion within the proposed development This includes Fire
Appliance Firefighting Access, Water supplies for firefighting, Domestic Sprinkler
Protection.

Wiltshire Council Environmental Health:
Land Quality / contamination

| have assessed the Land Quality Assessment reports submitted in connection with
the above application. | refer to the Phase 2 Land Quality Assessment, Final dated
November 2010 and prepared by Grontmij, in particular the conclusions set out in
Chapter 8.1. The recommendation in the report is that the following be carried out
and | would recommend that any planning permission granted would need to be
conditioned to ensure that the work is carried out appropriately and to the
satisfaction of this office.

Specifically;
-Removal of Underground service tanks (UST's) will need to be confirmed.

-Area directly beneath the UST's and the over ground tank will need to be sampled
to ensure no contamination - some remediation / validation may be required
following this.

-Asbestos survey will be required to establish its presence in the buildings and
control measures required.

Noise:

The Avenue and areas adjacent to the railway line are identified as a potential
source of noise that would have an impact on the occupants of the dwellings
proposed. Therefore it is recommended that conditions be attached to secure a
suitable scheme for the amelioration of the effects of traffic noise on the future
occupants of the proposed development.



Before the commencement of the development a scheme for the amelioration of the
effects of t noise from road and rail traffic on the future occupants of the proposed
development shall be submitted to and approved in writing by the LPA. Such scheme
as approved shall be implemented to the satisfaction of the LPA prior to the
habitation of any part of the development.

Wiltshire Council Conservation Officer:

No objections to the proposals. The setting of the Church of St Peter and the
northern side of the grade 1 registered park at Wilton House would be unthreatened
by the outline plan shown, with a substantial belt of trees and green space at its
southern edge, with indicative buildings one would expect to be of modest height
behind.

Wiltshire Council Tree Officer:

The report provided is only a tree survey. An Arb Impact Assessment (AlA) will be
required (as stated in sections 1.0.9 & 1.0.11 of the survey) before the affect the
development will have on the trees can be properly considered. The AlA should
include a plan showing the root protection areas of the trees, overlaid with the
proposed development.

Without this information | would recommend refusal on the grounds that insufficient
information has been provided to make a reasonable assessment of harm.

Wiltshire Council Arts Service:

Through the Core Strategy Wiltshire Council have developed further public art
policies. No objections are raised in relation to public art in this case and a financial
contribution has been agreed.

The Georgian Group:

Concerned about the impact that these proposals would have on the setting of the Gl
listed Wilton House, the Gl registered landscape of Wilton Park and the impact on
other historic buildings within the vicinity.

The Group advises that any future application for the site seeks to address the
issues outlined above (see consultation comments dated 12" May 2011).

We would be very willing to discuss all of these considerations with the applicants
prior to another planning application being submitted

In respect of this application the Group must object to the granting of consent and
recommend that consent is refused.

Sport England:



The design and access statement only refers to financial contributions being made
towards sports pitches. It is therefore assumed that the proposal does not include for
the provision of halls, pools, indoor bowls or synthetic turf pitches. That being the
case, the development could lead to a shortfall of these provisions in the local area.
In light of the above, Sport England wishes to object to this application on the basis
that the application fails to provide replacement sports facilities for those being lost,
and does not appear to meet the needs of the new residents.

Persimmon Homes letter / comments:

Members attention is drawn to the letter attached to this report from Persimmon
Homes. This letter raises several important issues in relation to this development.
These issues include: Education Impacts, Playing Field Provision, Provision of Off
Site Links, Impact on New Cut Crossroads and other general points.

Whilst the letter does relay a number of relevant concerns, it is considered that in the
main, these concerns are addressed through the application and it is implicit where
they are mitigated.

8. Publicity

The application was advertised by site notice, press advert and neighbour
consultation.

Three letters of objection have been received together with three making
observations. No letters of support have been received.

Summary of key relevant points rose:

Unacceptable impact on already overburdened road network around Wilton

Impact of this development on existing communities and infrastructure has not been
considered

Cycling Links are not adequate and cyclist will be exposed to heavy traffic

Green Links are not sufficiently defined

The bridge link over the railway must be publicly accessible

Proposed network of shared use paths is unnecessary and contrary to good practice
There should be Pedestrian and Cycle routes along Wilton Road Penning Lane
Opportunity is being missed to make the area a new village community not just
housing and industrial units

Has consideration been given to primary and secondary education

Lack of local facilities will mean many more traffic movements

Has a new Wilton railway station been considered?

9. Planning Considerations

9.1 Policy issues and Principle of development



key spatial planning issues:
Emerging Government Policy,
Ministerial Statement on Planning for Growth, March 2011

The March 2011 Statement Planning for Growth indicates that: “Government’s clear
expectation is that the answer to development and growth should wherever possible
be “yes”, except where this would compromise the key sustainable development
principles set out in national planning policy’.

The Statement goes on to say that, when deciding planning applications, account
should be taken of “the need to maintain a flexible and responsive supply of land for
key sectors, including housing” and Local Planning Authorities (LPAs) should
“ensure that they do not impose unnecessary burdens on development”.

The Statement also advises that, wherever possible, planning applications should be
approved “‘where plans are absent, out of date, silent or indeterminate”. Officers
consider that this advice is relevant in this case as the adopted development plan is
out of date in terms of its housing numbers and allocation sites.

The forthcoming National Policy Framework:

A National Policy Framework document is currently under consultation, with an aim
of issuing the formal document by the end of 2011. As currently drafted, the
guidance makes it clear that there should be a presumption if favour of sustainable
development:

“14. At the heart of the planning system is a presumption in favour of sustainable
development, which should be seen as a golden thread running through both
plan making and decision taking. Local planning authorities should plan
positively for new development, and approve all individual proposals wherever
possible. Local planning authorities should:

* prepare Local Plans on the basis that objectively assessed development
needs should be met, and with sufficient flexibility to respond to rapid shifts
in demand or other economic changes

» approve development proposals that accord with statutory plans without delay;
and

* grant permission where the plan is absent, silent, indeterminate or where
relevant policies are out of date.”

With the housing section of this draft document, it states that:

“110. The presumption in favour of sustainable development means that Local Plans
should be prepared on the basis that objectively assessed development needs
should be met, unless the adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in this
Framework taken as a whole. Applications should be considered in accordance with



the presumption. Planning permission should be granted where relevant policies are
out of date, for example where a local authority cannot demonstrate an up-to-date
five-year supply of deliverable housing sites.”

Whilst this is only a draft consultation at the moment, it has limited weight in terms of
its use in determining planning applications, it does clearly outline the “direction of
travel” of central government planning policy.

The development plan:

The current development plan is made up of the adopted Structure Plan and the
Salisbury District Local Plan. The local plan does not make provision for
development in this location however the site is identified as strategic site in the
emerging Core Strategy. The structure plan is also of relevance as it sets out the
quanta of development for the period up to 2016, and the strategy of where it should
be located (policies DP3 and 4). Given the uncertainty about the status of the RSS,
the council is assessing its housing figures against those in the structure plan, and
as part of the review into the south Wiltshire Core strategy, has also reviewed the
housing and employment figures in the RSS, to see if they are still appropriate.

The south Wiltshire Core Strategy:

The Core Strategy was submitted to the Secretary of State for consideration in
November 2009. The examination in public took place between March 2010, and
the Inspectors report was due in the summer 2010. Following the Government’s
announcement to revoke Regional Strategies the Inspector wrote to the Council in
July 2010 asking whether it wished him to complete and conclude his report on the
basis of the housing and employment figures included in the Submitted Core
Strategy. In a letter to the council the Inspector said.

“We find ourselves in highly unusual circumstances with the abolition of the RSS
taking place towards the end of the Examination of the South Wilts Core Strategy. It
is understandable, therefore, that the council needs time to consider its position and |
will give them that time. As | understand the Council will not decide whether or not it
will press ahead with the housing and employment figures contained in the submitted
CS or whether it will revise those figures until the full Council meeting in November
and | am happy to suspend the Examination until then.

Once the Council has made its decision on this matter, and assuming that it does
decide to produce revised housing and employment figures, it will be necessary to
determine how much additional time the council requires to produce those figures (if
it has not already done so), to justify them and to carry out the necessary
consultations and Sustainability Appraisal.



It may be that it would be useful to hold a Procedural Meeting ... at which we could
discuss these matters in public. Alternatively it may be that these matters can be
dealt with by correspondence.”

The Council's response was that it would be reviewing the housing and employment
figures in the Core Strategy. Consequently, the Inspector agreed to suspend the
Examination (including a further suspension to 22 February 2011) after which the
position will be reconsidered. On the 28" January 2011, the Inspector of the
Examination in Public for the Core Strategy convened a procedural meeting. At the
meeting the council discussed the ongoing review into housing and employment
numbers, and that a report on the review was considered by Full Council on 22™
February. After this date the review paper was submitted to the Inspector for
consideration, who decided that he changes proposed are focussed’ changes.
These changes, including the reduction in housing from 12,400 to 9,900, have been
the subject of public consultation, and the EiP was reconvened in August to discuss
the representations made on the focussed’ changes.

Although still in draft form, the submission draft Core Strategy remains the councils
emerging policy at this point in time.

Principle of Development
Core Policy 2. Strategic Allocations and UKLF development template

The principle of residential development has been considered throughout the work
for the submission draft Core Strategy and the council supports this additional level
of growth in this location. This site was not objected to as part of the submission
draft consultation process.

The development template sets out the quanta of development, the place shaping
requirements and the essential infrastructure that the development will need to
deliver.

9.2 Design/ Layout / Scale and visual amenity

This application has been the subject of a very extensive and lengthy pre —
application community consultations process. This has included extensive local
consultation comprised of public consultation events held at Wilton Community
centre in order to inform the local community of the development proposals and to
provide the opportunity for comments and feed-back. Invitations to these community
consultation events were sent to residents and businesses in close proximity to the
site, Wilton Town Council, Salisbury City Council as well as Wiltshire Council elected
members, the ward member and the local MP.

The results of this process are set out in the Design & Access Statement submitted
with this application “Involvement in Design Development - Consultation and
Engagement — Design Response to Key Issues”. These results have lead to the
development of the Master Plan which now provides the principle guide template for
the development and its perceived outcomes.



Design concept:

In terms of design concept the proposal considered to be a good overall
representation of the key issues derived from the pre-application process. These key
issues were that the master plan delivers an integrated, distinctive and responsive
place for people to live and work.

The applicants design and access statement explains that integrating the proposal
has resulted in a development that makes the most of existing network of roads and
footpaths around and through the site, improving existing junctions, adapting existing
internal roads and extending them in to a network of new streets, footpath and cycle
connections. This will provide good connections to the town centre and local
services. The focus on pedestrian, cycle and public transport access will help to
reduce residence reliance on private cars.

In creating a memorable place the proposal will provide a mix of residential,
commercial, community and open spaces accessible to a wide range of people.
Dwellings will be arranged in perimeter blocks overlooking streets that connect to the
main street running through the centre of the development.

Whilst the design concept considers the site as a whole, site topography dictates that
the proposed layout is in two halves adjoined by the existing footbridge over the
railway line. The upper northern section of the site will accommodate the higher
proportion of dwellings where as the lower southern section will provide a greater
proportion of homes as apartments. The southern section will be slightly more dense
than the north but, the site as a whole will achieve an average density of around 40 —
45 dwellings per hectare. 40 — 45 dwellings per hectare is considered to be
appropriate for this location within easy walking distance of town centre facilities and
public transport provision.

A mix of dwelling sizes and tenures will be provided to meet local housing need.
These will include 1,2,3 and 4 bedroom houses and apartments. The application
proposes that the new houses will be built to the lifetime Homes standard, and
therefore the design also complies with Core Policy 18 “Life time Homes” standards.

The layout will result in distinct areas that provide variety of built form, architectural
design, density and landscape character. This will exude a memorable sense of
place with a distinct local character. For example the design and positioning of the
local centre at the western edge of the site will act as a gateway and landmark for
the new development as will the focal squares at key junction points.

In order to be responsive to issues raised through the public consultation process the
proposal creates an accessible network of green links and public open spaces
throughout the site. This maximises opportunities for biodiversity, recreation, high
quality landscape and sustainable drainage systems to be utilised. The green links
will provide legible overlooked routes through and around the site that will benefit
existing and new residents. These green routes will also add character to the site,
incorporating retained mature trees and hedgerows as well as new play spaces.
Views through to the north and east and the countryside beyond the site will also be
retained or, created.



Scale / Massing / Density /:

The scale, massing of the buildings including building height, varies across the site.
The scale is designed to respond to local topography and the context of the
surrounding area made up of predominantly 1 and 2 storey buildings. In general the
scale and density increases towards the southern part of the site where development
will be set back from existing buildings and the site is lower and flatter.

In terms of density (residential density) the proposed range is 35 — 40 dwellings per
hectare (dph) for the less dense areas, 40 — 45 for the medium areas and 45 — 55 in
the densest area.

The average density of homes will be 43 dwellings per hectare based on the net
area of residential development. This includes access roads and streets, homes
gardens and parking areas, incidental and formal open space.

Historic Environment issues:

As part of the proposal an Historic Assessment (HA) was carried and is submitted as
part of the application. The report refers to another report produced by English
Heritage entitled “Salisbury Historic Environment Assessment” April 2009. This
report identifies that the redevelopment of the site has a low to minimal risk relating
to historic sites and their setting, and a minimal risk in regard to potential heritage.

The HA report identifies that the northern part of the site is visible from the Grade 1
Listed house and park, but that the southern part of the site is not visible due to the
existing tree belt and site topography.

The report also identifies mitigations measures that English heritage would like to
see in the event of the redevelopment of the site. These include limiting building
heights to two stories due to the site being on a rising slope. This has been
accommodated as building heights will be limited to two stories in the northern part
of this site which includes the higher areas.

Whilst the proposal does not carry the two storey limitation across the whole site, this
is considered to be acceptable as the remainder of the site is not visible from the
historic Wilton House and the historic park land. As such it is difficult to foresee how
preventing buildings in excess of two stories is justified from a historic environment /
visual amenity point of view and furthermore, the conservation officer comments at 7
above, do not object to the proposal on this basis.

However, a condition will be imposed requiring a scheme to be submitted that
agrees to a two storey limitation on building in the northern part of the site where, it
can be reasonably demonstrated that harm would otherwise be caused to views from
outside the site, Wilton House and the historic park land.

Business Park and Mixed Use Area:

The application includes a business park at the centre of the site. The business park
is divided into two zones with the area closest to the railway line being for office use
(B1 Office) and the northern side / edge being for the mixed uses comprised of A1



Retail, space for a potential community facility and further office space and car
parking and servicing areas for the business park.

The master plan illustrated three options for the layouts of the business area. Option
1 has the retail at the entrance to the business park visible from The Avenue. In this
instance the building is located in part of the ground floor of an office building. The
community building is shown as being in part of the ground floor of another office
building located adjacent to the entrance to the business park.

Option 2 has the retail in a standalone building adjacent to The Avenue and the
community use allocated at the entrance to the area. Option 3 has the community
use as a standalone building adjacent to the entrance to the business park visible
from The Avenue. Option 4 has the retail and community use in a standalone
building.

It is important to recognise that at this outline application stage, the exact form of the
business park is not for agreement but, whilst the layout plan is itself indicative, it will
be expected to provide a clear guide as to the location of the business park when it
is considered under a future reserved matters application.

However, the application provides 3 hectares of business / employment land. This
amount of land is not negotiable and thus any future reserved matters application will
be expected to provide it. A suitable condition will be imposed and the area of
employment land will be embodied within the section 106 agreement.

9.3 Affordable Housing (Core Policy 3)

Core Policy 3 sets out the emerging policy for affordable housing. This makes
provision for 40% affordable housing on large sites. It is supported by policy 10,
which sets out the need for the Wilton community area, and the development
template in Appendix A of the core strategy. The application makes provision for
40% affordable housing, and therefore from a policy viewpoint the application is
broadly in accordance with the Core Policy 3 and the development template.

As previously stated this is an outline application. As such the objective of it is to
gain planning permission in principle and not in detail except for those matters not
reserved for consideration at a later stage. In this case the application does not seek
consent for the details of layout and as such layout may change as a result of a
future detailed application (reserved matters).

However, layout is an important aspect of affordable housing consideration and
provision. For example, housing must not be concentrated in certain areas of the site
but, must be spread throughout.

In the case of this site, it is difficult to foresee any reason as to why it would not be
possible to achieve a well thought out acceptable layout in this regard. As such the
issue for consideration is centred on the affordable housing tenure mix, and not
layout within the site.

It is normal practice to secure tenure mix (amongst other things) in the section 106
agreement that accompanies development. This case is no exception and thus, a
mix will be secured. In this case the housing officer has recommended a tenure mix
that differs from that proposed in the application. However, whilst the recommended



housing tenure mix differs it is necessary due to the weight that must now be given
to the up- to-date assessments on housing need used to guide the emerging Core
Strategy.

The inquiry inspector has very recently found the core strategy to be sound and as
such the up-to-date affordable housing assessments of need (amongst others) must
be considered as significantly weighty material considerations.

Therefore, the section 106 agreement will in this case include the tenure mix
recommended by the housing officer within the Heads of Terms.

9.4 Education - issues and provision

In regard to education contributions and provision which in this case is off site, the
number of qualifying properties is 318. This figure is reached as, all one bed units
(regardless of type), are discounted from the assessments as they are considered
unlikely to house families. This that deducts the 40 open market one bed units and
the 57 affordable ones, leaving 235 open market and 118 affordable eligible for
assessment. A standard discount of 30% is then applied to the remaining number of
affordable units in order to reflect the possibility, particularly at secondary level
where designated areas are much larger, of pupils moving within a designated area
and so not changing school. In this case the 30% discount works out at 35.4 units
rounded down to 35. As such a further 35 units can be deducted from the affordable
total of 118, leaving 83 qualifying properties to add to the 235 open market ones -
hence 318 to assess.

However, it is important to recognise that these are indicative figures

based specifically upon the housing number and mix currently provided in the
application, and variations to it will necessarily impact on the outcome of the
assessment.

The MOD planning agent has advised the case officer that it is unlikely to be the
developer and so the actual housing number/mix cannot be categorically defined at
this outline application stage. Appropriate formulae for a S106 agreement to allow
the entire calculation of contribution to take place once full planning/reserved matters
has been submitted will be provided to clarify the housing number/mix.

Standard practice will be applied in order to ensure payment of the education
financial contribution. For this development of circa 450 units, (i.e. anything over 100
units), the payment triggers will be 50% upon commencement of development and
the remaining 50% at the completion of the midway point of construction i.e. 225th
unit.

Wiltshire Council will be able to assist in a future reserved matters application
ensuring the applicants are able to model any effects of changes to the housing
number/mix using the same methods (not withstanding any approved changes) as
set out above.

9.5 Impact upon highway safety / Infrastructure



Access and Movement:

The access and movement strategy has been devised to exploit the sustainable
location of the site by promoting walking, cycling and the use of public transport. The
layout provides direct safe and convenient connections between new homes, areas
of open space, the local centre. Surrounding neighbourhoods and the existing public
transport network.

The master plan aims to create a walkable neighbourhood that reduces the reliance
on the private car through a network of connected streets, footpaths, cycleways and
convenient access to improved bus services. The layout is designed to be a
seamless network of streets and spaces that both serve and are enclosed by a
continuous edge of development.

The master plan illustrates the access and movement within the site. One of the key
design principles for the site is to improve access and connectivity to Wilton and the
surrounding area.

Vehicular access:

The main access will be off the park and ride roundabout with a second access off
the existing part-time access to the north. Two accesses are proposed into the
southern site, which are also existing junctions, although the southern one is gated
and not currently used on a regular basis.

Internal movement:

The proposed layout is based on the re-use of the existing internal road-network
where possible and four existing access points to The Avenue. The grid of streets
will also be designed to provide pedestrian/ cycle only connections where necessary
to maintain connectivity within the site and to the surrounding areas, and to manage
traffic as appropriate. It will also include a green link in accordance with the Wiltshire
council Green Infrastructure Strategy. All routes will be designed to be overlooked by
development to encourage natural surveillance.

Parking Provision;

Vehicular Parking provision is based on the standards provided in Appendix B of the
draft Wiltshire Local Transport Plan (LTP) 3.

Residential parking will be provided in a mixture of on street allocated bays and off-
street private drives and garages.

The draft Wiltshire LTP3 doesn’t include cycle parking standards and for this
reference has been made to Appendix 6 of the Salisbury District Local Plan. This is
considered to be an appropriate source for reference regarding such provision in this
case.

Travel Plan:
A separate travel plan has been produced which sets out the objectives and targets,

initiatives and an implementation programme to be taken through the process of
planning, design, construction and occupation of the development.



A site accessibility audit has been undertaken which shows that there are a number
of facilities already in [place to encourage travel by sustainable means.

At this outline planning application stage the purpose of the travel plan is to
encourage sustainable travel behaviour by all people living, working and visiting the
site and there measures which will or may be implemented to facilitate this aim.

The objectives of the travel plan are focused upon achieving a number of key
objectives as follows;

e reduce the volume of car traffic generated by the development, particularly
single occupancy vehicles

e reduce the need to travel to and from the development by private vehicles

e promote the increased use of cycling, walking and public transport and
therefore healthier living

e Promote development of a transport system which enhances the environment
and supports a sustainable economy.

In order to achieve the sustainability targets, the travel plan sets out a range of
proposed measures. These measures include physical infrastructure, and soft
measures. An implementation programme is identified in the Travel Plan document,
setting out various stages during which the measures would be implemented. The
following is a list of the measures:

Walking and Cycling, Public transport, Car Share, Car Club, Car Parking and
Parking Management and Workplace Travel Plan Good Practice Measures.

Members are reminded that the Transport Assessment and Travel plan are
extensive documents. The above is a summary of the main aspects of their contents
and details however; further clarification can be sought via the council’s web site.

Wiltshire council highways officers have been involved in ongoing negotiations with

the developers including several meetings.

Following a final meeting on 11" October 2011, additional information was received
and Wiltshire Council Highways is satisfied that this significant Core Strategy outline
development proposal can proceed satisfactorily subject to the imposition of certain

conditions and the entering into of a Section 106 Agreement to secure the following

obligations on the development:-

1. The Core Strategy Transport Contribution has been reassessed to take into
account and then discount the previous traffic levels from the calculations.
The recalculation has been provided to the developer and identifies that a
figure per dwelling will be sought by the LHA in support of the Local Transport
Plan for the period 2011-2025 within South Wiltshire.

2. The existing footbridge linking the northern part of the site to the south is a
key part of the sustainability of the development, but the bridge must be



available for the long term safe use of the public as pedestrians and possibly
cyclists. Therefore, its suitability must be thoroughly investigated, a
programme for any necessary improvement and maintenance work for
permanent public use agreed, and works implemented before the first
occupation of the northern part of the site. A commuted sum for the long term
maintenance of the bridge will also be required, subject to the findings of a
condition survey and the status of rights for public use and ownership of the
bridge being fully established and agreed by all parties. Therefore, the
owner/part owner of the bridge (Network Rail) must also be a signatory to the
Agreement.

. A travel plan shall be provided for the business park, identifying key elements
of a scheme to reduce single occupancy car trips including the setting of
agreed targets and monitoring of the Plan. The Travel Plan must be
submitted and approved before the development proceeds.

. A'toucan crossing of the A36 is a requirement for the sustainable
development of the site and the toucan should be provided before the first
occupation of the development.

. The developer has offered a nil detriment scheme for the A36/The Avenue
roundabout, which will ensure that the overall development will not
significantly impact on the operation of this key junction. The terms for the
implementation of this item and the toucan crossing (above) can be realised
via a Section 278 Agreement with the Highways Agency. The timing of the
roundabout improvement scheme can also be identified via the Section 106
Agreement. Inclusion of items 4 and 5 within the S106 ensures an obligation
on the eventual developer, but as all works are contained within the Trunk
Road, the final approval for these works must be with the Highways Agency
via a Section 278 Agreement between the developer and The Highways
Agency. An alternative approach would be for both items to be solely subject
to Grampian conditions. However it is considered that the timing and potential
complexity of the works suggests inclusion with the Section 106 Agreement
as this will provide greater strength. The Highways Agency has indicated that
it will not be party to the S106 Agreement, so the addition of two Grampian
conditions may, in any event, be necessary.

. A Nil detriment scheme has also been offered for the junction of The Avenue
with the A360. The scheme involves strip widening of carriageways on the
north and south approaches to the crossroad junction along The Avenue. The
scheme could be implemented but would then become obsolete following
development of the Fugglestone Red key Core Strategy site. It is therefore
proposed that a contribution should be made to the LHA for the equivalent of
these works. The sum would then be available to the Council to provide a
short term safety scheme for the junction or for other safety work which could
be programmed as a result of the development impact. The timing of the
contribution must be agreed within the terms of the Agreement.



Reasonable resolution of several areas of concern, (which were identified
previously), has been provided by the submission of sketch schemes, additional
calculations for junction design and confirmation of footway improvements along The
Avenue. However, as these are sketch schemes and not fully detailed, t is therefore
necessary to request negative conditions for the submission of full details of all these
elements of the development. Suitable planning conditions will be imposed to
secure these details as part of a future reserved matters application.

Whilst there are no insurmountable highways issues outstanding from a Wiltshire
Council highways point of view, the Highways Agency has not to date removed its
Non Determination Direction. As such the application cannot lawfully be determined.
However, following the recent final highways meeting (Highways Agency in
attendance) the agency is likely to be in a position to remove the direction between
the deadline for this report, and the Strategic Planning Committee meeting. Given
the extent to which agreement has now been reached on highways matters generally
(as above), it is considered appropriate in this case to update members of the final
comments of the agency in the form of a schedule of late correspondence.

9.6 landscape Character / Public Open space

The landscape strategy submitted with the application claims to respond to two
design functions. Firstly considering and addressing the impacts on the surrounding
landscape character and on views and visual amenity; and secondly devising an
appropriate design approach to new open space, paths and streets within the
development that provides visual amenity value, recreation and health benefits for
new and existing residents and enhanced biodiversity on the site.

The landscape quality both existing and proposed has been a key element in the
shaping of the master plan. Alongside the strategies for built development and
movement, the landscape strategy defines the character of the different areas and
establishes the opportunity for landmark vistas and views, open spaces, movement
corridors parks and streets.

On balance there is no objection to this proposal in terms of the approach adopted to
landscape character and public open space. However, the comments from the open
space officer (at 7. above) clearly set out the need for further matters to be agreed.
These matters require that the applicants undertake to enter into the section 106
agreement in order that financial contributions can be received for future recreation
activities and the ongoing maintenance of the adoptable open spaces.

A landscape and open spaces contribution will be sought via the section 106
agreement. In addition to this the councils Arboriculture officer has objected on the
grounds that an Arboriculture Impact Assessment (AlA) has not been provided with
this application. Whilst such an assessment will be of significant value in reaching a
decision on the likely impacts of the development from an arboriculture / trees point
of view, it is considered that an AIA would have limited value in relation to this outline
application. As stated previously, for example, layout is indicative only and whilst the
layout shown has been carefully considered in relation to trees, in and around the
site, open spaces and green corridors etc, it is nevertheless likely to be changed at



reserved matters stage. As such it is considered more appropriate to require such a
detailed assessment as part of a reserved matters application when precise details
of for example, building footprints pathways etc can be agreed. In any event,
Wiltshire council will resist any tree loss that it considers to be unnecessary whilst
expecting existing healthy trees to be retained. This approach is considered to be
integral with good design practice. The absence of an AlA is thus not considered as
a justified reason to oppose the development in this case.

9.7 On and off site Recreation Provision (Policy R2)

The indicative master plan shows the following provision
Equipped children’s 0.32 ha. R2 requirement 0.22 — 0.32
Casual / informal 1.8 ha. R2 requirement 0.43 — 0.54

Therefore the proposal more than meets this element of the policy. There is no
provision for youth / adult space on site, but a financial contribution will be made
towards this provision to be spent off site in the locality. This contribution will be
required by the section 106 for the site.

Sport England clearly objects to the proposal based on their own assessment of the
site. However, there are two tennis courts on site at present. The Sport England
comments appear to be based on a misunderstanding of the site, which
unfortunately mistakes the helicopter landing area with “a small grass playing field in
the north east corner of the site, which includes 2 mini-soccer pitches”. There are no
such pitches on site. However, it is nevertheless important to ensure such provision
is provided at an appropriate level for any given development. In this case Wiltshire
Council has, through the Open space officer, (see 7. Above) negotiated an
appropriate solution combining both on site recreation provision as above, and off
site through financial contributions.

9.8 Ecology / Impact upon protected species

This application is includes a full ecology assessment that considered the impact of
this proposal on protected species and wildlife habitat.

The Ecology assessment report details habitat on the site, possible impacts and
potential mitigation.

The proposed development includes a number of measures designed to minimise
effects on biodiversity and ensure compliance with relevant legislation. In addition
the scheme includes measures to enhance biodiversity as required by Planning
Policy Statement 9 (PPS9) Biodiversity and geological Conservation, which states
that there is a need to “enhance biodiversity in green spaces and among
developments so that they are used by wildlife and valued by people.

The measures contained within t he report have been assessed by the Councils
Ecologist and an initial stage appropriate assessment has been carried out. The
conclusions of the assessment are as follows:



Need for an Appropriate Assessment

Under Regulation 48 (3) of the Habitats Regulations 1994 and based on the
supporting information provided within the Ecology Assessment April 2011, Wiltshire
Council is of the opinion that the proposals either alone or in combination with other
plans or projects would not be likely to have a significant effect on the important
interest features of the River Avon Special Area of Conservation SAC or any of the
features of special scientific interest of the River Avon System Site of Special
Scientific Interest SSSI.

It is Therefore the view of the LPA as the competent authority in this case, that a
further full appropriate assessment is not required as the proposed development
either by itself or in combination with other developments is unlikely to have a
significant effect on the SAC.

However, natural England has identified areas of concern set out in their comments
at 7, above. However following the completion of the Appropriate Assessment
Wiltshire council has mitigated many of the concerns raised i.e that this proposal is
not likely to have a significant effect on the River Avon “Special Area of
Conservation” SAC. Whilst clearly the view of the principle consultee regarding these
matters is not mitigated entirely. It is the LPA as the “competent Authority” who must
assess whether an appropriate assessment should be carried out. This assessment
must be based on the extent to which the information provided by the applicants is
adequate to assess SAC issues, and on the consultation responses received from
the principle / statutory consultees. For these reasons (amongst others) Wiltshire
council does not object to the proposal from Habitats regulations / protected species
point of view.

However, the councils ecologist has not concluded her final comments on the habitat
creation aspects of this proposal. Additional information has been requested in this
regard and members will be updated on this at the meeting.

Whilst this matter is outstanding at the time of producing this report, the acceptable
outcome of the appropriate assessment carried out, together with the mitigation
measures proposed in the Ecology Assessment, the agreement of the applicant to
contribute to the preservation of protected species in the Section 106 agreement, the
absence of it is not considered to amount to a reason to refuse this application.

The Appropriate assessment is attached to this report.

9.9 Phasing

On the basis that this application is seeking outline planning permission, it is difficult
to predict with any certainty (given the influences of market forces and future
developers who may have interests in developing the site), a precise programme of
development. However, a number of options are proposed and these are set out on
the indicative phasing plan for the site.

The phasing approach set out in this application assumes a build rate of
approximately 150 homes per year and all 450 could be built within three years from



the start of construction. The development of all or part of the business park could
also be complete within the same time period. Due to the number of access points
proposed to each part of the site, different phases could simultaneously be delivered
by multiple developers, resulting in a shorter overall programme of development.

The indicative phasing plan illustrates a sequence of phasing where the first phase
of Residential construction (Residential Phase 1) would be in the north of the site /
North Camp area. This would result in the construction of approximately 250 family
dwellings over the period between 2012 and 2015. Residential phase 2 in the south
of the site (South Camp) would cover the period from 2013 to 2016 and would
provide approximately 200 dwellings including town Houses, apartments and open
space.

The business park is also likely to be constructed ion phases in order to avoid
(amongst other things) over — supply of office space to the market. The initial phase
of the business park is likely to be in the western part of the site where it would be
most visible and where forming the access and adjoining the infrastructure is least
expensive.

The eastern end of the business park is likely to be constructed within a separate
phase from the middle area due to differing land ownership and thus, different
procurement processes.

The business phases are proposed to be Business Park Phase 1: up to
approximately 8000m2 office development plus either retail or, community use,
supporting infrastructure parking and open space. This would be delivered between
2013 and 2015.

Business Phase 2 is also up to 8000m2 of office development plus either retail or,
community use, supporting infrastructure parking and open space. This would be
delivered between 1014 2016. Likewise for Business Phase 3 but, for delivery
between 2016 to 2017.

There are no objections or concerns relating to the proposed phasing and
implementation programme. However, the programme is indicative only and as such
a detailed final phasing programme / scheme will be the subject of an appropriate
planning condition. This will require clarification of the phasing and implementation
details at a later reserved matters application stage.

However, the applicants have advised that even at this indicative stage the current
economic downturn has led to a slight rethink of phasing. The applicants have
advised that the advice of their marketing consultants GVA Grimly is that developers
will not build speculative employment development in the current economic climate.

To that end, it is proposed to amend the suggested phasing applying a different
mechanism to give confidence to the end developer. The amendments would result
in the construction and sale of a greater number of dwellings while marketing the
employment land.

It is therefore recommended that a condition be imposed as follows;



No development shall commence until a full marketing strategy has been submitted
to and approved in writing by the Local planning Authority. The employment land
shown on the approved plans shall be marketed in accordance with the approved
marketing strategy and shall be for a period of not less than three years from the
date of approval of the final reserved matters, or until 75% of the total housing
number has been built and occupied whichever is the latter.

The applicants have stated that in the absence of such a condition, the site will not
be as marketable as it could be. This is likely to end in the scenario that the site
takes much longer to sell, which shall delay the release onto the market of the
residential and employment land.

Since the earliest stages of this development proposal Wiltshire Council has made
clear its intention not to relax the total amount of employment land allocated for this
site. This application does not propose to reduce employment land and thus it is not
contentious in this behalf. Thus, the principle concern regarding employment land is
mitigated by the current proposal i.e. that of supply. However, the applicants request
introduces another aspect of the considerations re the employment land, that of
phasing. The principle concern regarding phasing is that the triggers result in a
sufficient supply of employment land for the numbers of dwellings built at any given
time (amongst other things).

In the general phasing arrangements that are set out in the Design & Access
Statement page 62 “Phasing” illustrated on the “Indicative Phasing” plan. It is clear
from the plan that a significant number of dwellings in Residential Phase 1 are
proposed which suggest the need for high numbers. In this case, seventy five
percent of dwellings equates to 337 dwellings which leaves a significantly high
number, 113 to be built in the north part of the site as Residential Phase 2.

| am of the opinion that whilst building out this relatively high number of dwellings
before providing the employment land starting with “Business Phase 1” and as this
approach does not reduce the amount of employment land available, it is unlikely to
significantly undermine the delivery of the employment uses for the site. As such
whilst it may be considered that 337 dwellings is a relatively high number to build
and sale before building phase 1 employment, given the downturn in the economy
and whilst being more than aware that other developments are suffering through a
downturn in housing sales, (amongst other things) | do not believe the approach to
be unreasonable.

Therefore it is recommended that the condition set out above amending the
indicative phasing programme should be imposed.

Noise issues:

The public protection officer has raised the need for conditions to assist in reducing
the noise impacts of the existing surrounding infrastructure on the future occupiers of
the site. In particular the need to reduce noise impact relates to two locations. These
are The Avenue identified as a source of road traffic noise that would have an impact
on the occupants of the proposed dwellings, and an area known as Monitoring
Location 6 where two properties are proposed very close to the railway.



In the case of the Avenue the applicants have advised that measurements were
undertaken at two locations representative of proposed houses adjacent to The
Avenue: Location 2 and Location 4. The council has concerns for the houses at
these locations which appear to relate to the potential for sleep disturbance. There
are two parameters which are commonly used to describe thresholds relating to
sleep disturbance — the Laeq @and the Lamax. Guidelines using these parameters are
presented by PPG 24, BS8233, and the WHO Guidelines for Community Noise and
the more recent WHO Night Noise Guidelines for Europe.

The Noise Assessment has demonstrated that whilst the noise levels at Locations 2
and 4 do not meet some of the Laeq and Lamax criteria relevant to external noise
levels, the implementation of sound attenuated trickle vents and either standard or
acoustic glazing will ensure that all of the relevant internal noise criteria are met.
Since it can be reasonably assumed that the residents will be sleeping indoors, it is
considered that more weight should be given to compliance with the internal criteria.
The above demonstrates that if bedroom windows overlook The Avenue, appropriate
glazing and ventilation solutions are available to ensure the future residents do not
suffer substantial sleep disturbance effects.

Monitoring location 6:

Whilst it is acknowledged that the current Master Plan shows a small number of
houses in close proximity to the railway line, this is an outline application (with an
illustrative master plan) and the precise siting of the houses is likely to be revisited at
the reserved matters stage.

The monitoring undertaken at location 6 is representative of the likely ‘worst case’
noise levels which these houses may experience. The noise assessment
demonstrates that on the basis of these measurements, the internal noise levels can
reach acceptable levels (taking into account relevant sleep disturbance criteria), as
long as the building elevations achieves suitable noise reduction measures. This
assumes that the elevations facing the railway will include bedroom windows. Whilst
both the exact siting, and internal layout of these dwellings will not be finalised until
the reserved matters stage, it is a reasonable assumption that based upon the
current Master Plan, the elevation facing the railway is a gable end and is unlikely to
have large bedroom windows. Thus even the level of mitigation suggested in the
noise assessment may not be required.

The current Master Plan has been developed taking into account a number of
different environmental constraints, as well as good practice in development design
and commercial considerations. The noise assessment has demonstrated that
acceptable internal noise levels can be achieved by the current layout, thus a re-
design and movement of the residential units south is not required on noise grounds.
However as the Master Plan is taken forward to the reserved matters stage, any
opportunities to improve the noise climate of future residents could be taken where
possible and practical, given the other environmental and design constraints
affecting the site.

Following negotiations with the Environmental protection team it is considered that



two properties are placed very close to the railway line. It is not considered that any
mitigation will alleviate the noise that the occupants will experience with the trains
passing through that section. Therefore it is recommend that a condition be attached
to the application that these houses are removed from the scheme and relocated to
another part of the development. Also the other houses close to the railway line will
need to have a suitable scheme to reduce the effects of railway noise on the future
occupants and such a scheme shall be submitted to and approved in writing by the
LPA, such a scheme as approved shall be implemented to the satisfaction of the
LPA prior to the habitation of any part of the development.

Flood Risk and Drainage

Planning Policy Statement 25 “Flood Risk” (PPS25) sets out the requirements for
consideration of flood risk during each stage of the planning process. It recommends
that a site specific Flood Risk Assessment is carried out for all development falling in
Flood Zones 2 and 3 from the Environment Agency Flood Maps and for any
development greater than 1ha in area. The ain of the FRA is to steer development
away from areas of high flood risk, known as the Sequential Approach, and to
prevent increased flood risk in other areas of the catchment as a result of increased
run-off or impediment of flood waters from new development.

A flood risk assessment was submitted with this application which confirms the site
as being within Flood Zone 1 of the Environment Agencies Flood Zone areas.

Flood Zone 1 is the lowest risk flood zone representing areas at risk of fluvial
flooding with less than 0.1% probability of occurring in one year. These areas are not
at risk from fluvial flooding, but due to the size of the development, an increase in
surface water run-off may result from the impermeable surfaces leading to increased
flooding downstream of the development.

As such careful consideration must be given to the affect of surface water drainage
derived from the site. A separate drainage assessment has been undertaken and
submitted with the application. This includes an assessment of existing and
proposed run-off rates, and demonstrates that run-off rates will decrease as a result
of the development. Surface water flows will discharge into Wessex Water sewers at
a nominated point. Initial modelling shows that a total of 3.720m3 of storage will be
required to comply with both the requirements of Wessex Water and of Planning
Policy Statement 25 Flood Risk (PPS25) that there is no increase surface water
flows to their sewers.

The site is considered to be at low risk of flooding from fluvial, surface run-off and
groundwater sources. Flood risk from other sources such as sewers, reservoirs or,
canals do not exist at the site and are not considered to pose a significant risk to the
site.

However, the development has the potential to increase flood risk downstream of the
site, as a result of changes in hard standing and subsequent changes in surface run-
off rates. Therefore the proposed drainage strategy will need to be designed to
existing run-off rates in accordance with the advice in PPS25. A separate report has
been submitted entitled “Water Study” which assesses existing and proposed run-off.



This report demonstrates that there will be no increase in surface water run-off and
flood risk as a result of the development.

Conditions will be imposed requiring details of a drainage strategy in line with the
submitted flood risk assessment. Otherwise, there are no concerns in regard to the
impact of this development from a flood defence point of view.

Climate Change and Renewable Energy

The application also includes a Renewable Energy Scoping Study report. The
purpose of this report is to explore the possible options for incorporating renewable
or, low carbon energy systems alongside the proposed development. Whilst this
report has been submitted with the application, there is no adopted policy which
specifically requires on-site renewable at this site. This is also the case with the
adopted Salisbury District Local Plan. However, in relation to the emerging South
Wiltshire Core Strategy, whilst it also does not include a general policy requirement
for on-site renewable, draft policy for the UKLF site specifically identifies the need for
10% renewable energy generated on or, near the site.

Whilst there is no adopted policy this report can be used as a basis for further
discussions in future to assess how renewable energy can be incorporated in to the
development.

Nevertheless the report has considered the opportunities to include renewable
energy via the use of renewable low carbon technologies. This is a response to
emerging local policy in the South Wiltshire Core Strategy and the need to consider
how future regulatory standards, to be introduced through the buildings regulations,
can be met.

In combination with passive design measures and more efficient homes, the key
technologies identified as having potential for this site include micro-generation
(solar thermal,solar PV and ground heat source pumps) and a communal heating
network. Whilst the report demonstrates a range of opportunities to reduce
emissions etc it also provides a basis to inform further testing and agreement on an
energy strategy for the site. This would be for negotiation at a later stage with
potential developers and other interested parties. However, the Renewable Energy
Scoping Study will be listed in the plans condition attached to this decision. In so
doing it will be clear to any future developer of the site that these matters are high on
the council’s agenda and very careful consideration of their inclusion will be
expected.

9.10 Environmental Impact assessment EIA:

An Environmental impact screening opinion was requested from Wiltshire council on
the need to undertake an Environmental Impact assessment EIA in line with the



(Environmental Impact Assessment) (England and Wales) Regulations 1999 as
amended. Wiltshire Council agreed that the proposed development falls under
Schedule 2 development and the council is satisfied, in conjunction with statutory
consultees, that there is no need for an EIA in this case.

9.11 Section 106 matters/ Heads of Terms

A draft section 106 for this development is currently being negotiated. The Terms of
the agreement “Heads of Terms” will require that the applicants contributes to a
number of matters where relevant, and to accord with government Circular 2005/05
Planning Obligations, as discussed below;

Off Site Highway improvements and Travel Plan

Contributions will be sought for the provision of general road foot and cycleway
improvements along The Avenue. These are required due to the anticipated increase
in pedestrians, cyclists and walkers and in combination with significant
improvements to the proposed vehicular access points and the provision of a Toucan
Crossing on the Salisbury Road at the southern edge of the site.

Education

In this case the education issues centre on the numbers of persons of school age
who are expected to live within the site. The Housing officer has stated that the
expected numbers are 99 Primary school places and 52 S2 Secondary places. This
proposal is not required to provide a new school on the site and as such financial
contributions calculated in accordance with the agreed formula will be used to
increase capacity off site.

Public Art

Public art will also be provided in this development. At this stage it is not clear as to
what form this public art will take and a scheme will be submitted in detail at a later
reserved matters stage. However, a financial contribution has been agreed to pay
for/ contribute towards public art on the site.

Public Open Space

Public Open space is a significant element of the proposal that will include formal
and informal space. Green corridors and links and large areas of existing
landscaping and new planting. The council is negotiating a financial contribution for
the ongoing maintenance of the open space both on and off site but, at the time of
producing this report this has not been finalised. An update will be given at the
meeting.

Ecology
This development falls within 15km of Salisbury Plain Special Protection Area (SPA).

As part of the Wiltshire Core Strategy negotiations have been ongoing with Natural
England, Defence Infrastructure and the RSPB about suitable mitigation for
recreation impacts on the plain. These negotiations have moved away from the
previous approach of creating “suitable alternative green space” within individual



developments. It is now agreed that this is unlikely to deter people from visiting the
plain because of its unique qualities. Wiltshire council is therefore pursuing a tariff
system which will ultimately be incorporated into the Community Infrastructure Levi
(CIL). Wiltshire council is currently working on an evidence base for collecting this
tariff but, at the time, it is not finalised. However, the applicants have not opposed
the concept of paying a financial contribution in this regard. A contribution is likely to
be agreed and an update will be given.

Affordable Housing

This proposal is considered to accord the current policies for affordable
housing provision. This proposal will provide 40% affordable housing on site
and

In addition to the above Heads of Terms the agreement will include the necessary
triggers for the delivery of the open space, the affordable housing and the payment
of the Education contributions (amongst other things) as previously explained in the
report.

10. Conclusion

For the reasons set out above in this report and subject to the conditions and a
section 106 agreement, this outline planning application is considered to have
(amongst other things) made good overall use of a vacant previously developed site
within the defined development boundary of Wilton. The proposal is sustainably
located where it will benefit from good public transport links to the town centre where
a high level of amenities and local facilities exist.

The proposal includes a significant amount of business use that will compensate for
job losses in the locality due to the relocation elsewhere of the existing occupiers of
the site, whilst creating new job opportunities in this sustainable location within easy
walking distance of the Town centre.

The proposal will make adequate provision for affordable housing in line with council
policy whilst also providing for a demonstrable wider housing demand in and around
the locality.

The proposal will also make a significant contribution adding to and improving the
local road network and infrastructure whilst ensuring a safe integration of other
modes of sustainable transport including Public Transport, cycling and for
pedestrians.

Therefore it is considered that the proposal in combination with the conditions and
the section 106 agreement will be in accordance with the aims and objectives of
relevant national and local planning policy and the Development Template for the
site and surrounding area.

11. Recommendation
Subject to a section 106 agreement being entered into with respect to the following
terms:



Pedestrian (Toucan) Crossing
Education — 99 Primary Places
Education — 52 Secondary places
Public Art
Public Open Space Provision Comprising:
o Equipped Childrens Play Grounds - 0.44 ha
o Casual or Informal Play Space — 0.74 ha
o Commuted Sum for Future Maintenance
o Commuted Sum for Off Site
Transport Contribution - per dwelling
Travel Plan contribution
Ecology / Stone Curlew Contribution
40% Affordable Housing split 135 (75%) Social Rent and 45 (25%)
Intermediate (Shared Ownership)

Then APPROVE for the following reason:

This outline planning application is considered to have (amongst other things) made
good overall use of a vacant previously developed site within the defined
development boundary of Wilton. The proposal is sustainably located where it will
benefit from good public transport links to the town centre where a high level of
amenities and local facilities exist.

The proposal includes a significant amount of business use that will compensate for
job losses in the locality due to the relocation elsewhere of the existing occupiers of
the site, whilst creating new job opportunities near to where people will live, in this
sustainable location within easy walking distance of the Town centre.

The proposal will make adequate provision for affordable housing in line with council
policy whilst also providing for a demonstrable wider housing demand in and around
the locality.

The proposal will also make a significant contribution adding to and improving the
local road network and associated infrastructure whilst ensuring the safe integration
of other modes of transport other than the private car, including cycling and for
pedestrians.

Therefore the proposal is considered to be in accordance with the Adopted Salisbury
District Local Plan saved policies G1,G2,G9,G13,H22,R2,TR1 and Policies DP3,
DP4 of the Adopted Wiltshire Structure Plan and also in accordance with the Core
policies,2,3,5,18,25 , including the saved policies listed in Appendix C, of the draft
South Wiltshire Core Strategy”.

And subject to the following conditions:

1.The development hereby permitted shall be begun either before the expiration of
three years from the date of this permission, or before the expiration of two years



from the date of approval of the last of the reserved matters to be approved,
whichever is the later.

REASON: To comply with the provisions of Section 92 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act
2004.

2. No development shall commence on site until details of the following matters (in
respect of which approval is expressly reserved) have been submitted to, and
approved in writing by, the Local Planning Authority:

(a) The scale of the development;

(b) The layout of the development;

(c) The external appearance of the development;
(d) The landscaping of the site;

The development shall be carried out in accordance with the approved details.

REASON: The application was made for outline planning permission and is granted
to comply with the provisions of Section 92 of the Town and Country Planning Act
1990 and Article 3(1) of the Town and Country Planning (General Development
Procedure) Order 1995.

3. The details of the development which are required pursuant to Condition No.2
above shall generally accord with the illustrative site layout plan (drawing no. PA.01
Revision D) and the indicative details contained within the planning statement and
the design and access statement that have been submitted in amplification of, but do
not form part of, the outline application.

REASON: For the avoidance of doubt.

4. An application for the approval of all of the reserved matters shall be made to the
Local Planning Authority before the expiration of three years from the date of this
permission.

REASON: To comply with the provisions of Section 92 of the Town and Country
Planning Act 1990.

5. No development shall commence until full engineering detailed drawings for the
four vehicular access points to The Avenue, generally in accordance with the latest
submitted sketch schemes, are submitted and approved in writing by the LPA; and
the access points shall be constructed in accordance with the approved details
before first occupation of any part of the development which gains access to the
particular access point.



Reason: to ensure that the development is served by a safe and adequate road,
footpath and cycle network in the interests of highway safety.

POLICY: G2 (General Criteria for Development).

6. No development shall commence until details of 4 bus stops along The Avenue,
including two stops which consist of half width lay-bys located close to the existing
Park and Ride roundabout on The Avenue, have been submitted and approved by
the LPA; and the bus stops shall be provided in accordance with the approved
details before the first occupation of the development.

Reason: to ensure that the development is served by a safe and adequate road,
footpath and cycle network in the interests of highway safety.

POLICY: G2 (General Criteria for Development).

7.No development shall commence until a detailed scheme for the widening of the
existing footway on the east side of The Avenue, to provide a width of 3 metres
(accept at the existing road bridge over the rail line) for pedestrian and cycle use
including a signing scheme and additional crossing points along The Avenue, has
been submitted and approved in writing by the LPA; and the scheme shall be
constructed in accordance with the approved design before the first occupation of
the development or to an agreed programme.

Reason: to ensure that the development is served by a safe and adequate road,
footpath and cycle network in the interests of highway safety.

POLICY: G2 (General Criteria for Development).

Informative: Conditions 5-7 above will require the developer to enter into appropriate
Agreement(s) with the Local Highway Authority to ensure the works, which will be
largely be within the existing public highway can be completed to the full satisfaction
and eventual maintenance responsibility of the LHA.

8. No development shall commence until full detailed engineering drawings for the
internal road layout and construction specification have been submitted and
approved in writing by the LPA; and the internal road layout where it serves housing
development shall be constructed in accordance with the approved details within one
year of completion of the housing scheme.

Reasons: to ensure that the development is served by a safe and adequate road,
footpath and cycle network in the interests of highway safety.



POLICY: G2 (General Criteria for Development).

9. The internal road layout shall be constructed so as to ensure that, before it is
occupied, each dwelling has been provided with a properly consolidated and
surfaced footway and carriageway to at least binder course level between the
dwelling and the existing public highway.

Reasons: to ensure that the development is served by a safe and adequate road,
footpath and cycle network in the interests of highway safety.

10. No development shall commence until a scheme for the amelioration of the
effects of road and rail traffic noise on the future occupants of the proposed
development shall have been submitted to and approved in writing by the LPA. Such
scheme as approved shall be implemented in its entirety to the satisfaction of the
LPA prior to the habitation of any part of the development.

Reason: In the interest of the protection of the public from the affects of noise

POLICY: G2 (General Criteria for Development).

11. The number of dwellings permitted to be constructed on this site shall not exceed
450 dwellings.

REASON: For the avoidance of doubt.
POLICY: G2 (General Criteria for Development).

12. As part of each reserved matters application, a schedule of materials to be used
for the external walls and roofs of all buildings relating to that reserved matters
application shall be submitted to, and where so required by the Local Planning
Authority samples and/or sample panels of the materials shall be made available
and/or constructed on site for inspection, and approved in writing by, the Local
Planning Authority. The development shall thereafter be carried out in accordance
with the approved details.

REASON: In the interests of the character and appearance of the development and
to ensure that it visually integrates with the surrounding area

POLICY: G2 (General Criteria for Development) and D1 (Design Criteria — Extensive
Development).

13. Prior to the first occupation of each dwelling, the internal access roads within the
site, including footpaths and turning spaces, that provides vehicular, cycle and /or
pedestrian access to it shall be constructed, properly consolidated and surfaced to at
least base course level between the dwelling and the existing adopted highway.



REASON: In order to ensure that an adequate means of access is available when
the dwellings are occupied in the interests of sustainable development, highway
safety and residential amenities.

POLICY: G2 (General Criteria for Development).

14. All soft landscaping comprised in the approved details for any subsequent
reserved matters submission for the landscaping of the site shall be carried out in the
first planting and seeding season following the commencement of development of
the dwellings relating to that reserved matters submission or in accordance with a
timetable for implementation that shall have been submitted to, and approved in
writing by, the Local Planning Authority prior to the commencement of development
within that reserved matters submission.

All shrubs, trees and hedge planting shall be maintained free from weeds and shall
be protected from damage by vermin and stock. Any trees or plants which, within a
period of five years, die, are removed, or become seriously damaged or diseased
shall be replaced in the next planting season with others of a similar size and
species, unless otherwise agreed in writing by the Local Planning Authority.

All hard landscaping shall also be carried out in accordance with the approved
details for any subsequent reserved matters submission for the landscaping of the
site prior to the occupation of any of the dwellings relating to that reserved matters
submission or in accordance with a programme to be agreed in writing with the Local
Planning Authority prior to the commencement of development within that reserved
matters submission.

REASON: To ensure the satisfactory implementation of all approved landscaping
works, in the interests of visual amenity.

POLICY: G2 (General Criteria for Development) and D1 (Design Criteria — Extensive
Development).

15. No development shall take place on any area of land within any subsequent
reserved matters approval until such time that details of the required earthworks, that
shall include details of the proposed grading and mounding of land areas including
the levels and contours to be formed showing the relationship of proposed mounding
to the existing surrounding landform, the re-use/disposal of the existing spoil heaps
within the site and the location of the storage of excavated materials, relating to that
particular area of land have been submitted to, and approved in writing by, the Local
Planning Authority. The development shall thereafter be carried out in accordance
with the approved details.

REASON: To ensure that the proposed earthworks will relate satisfactorily to existing
features within the site and its surroundings in the interests of visual amenity.

POLICY: G2 (General Criteria for Development) and D1 (Design Criteria — Extensive
Development).



16. No development shall take place on any area of land within any subsequent
reserved matters approval until such time that a lighting scheme for the site to
include details of all street lighting, lighting for footpaths, communal parking areas
and public areas and including details of the intensity of the lighting and the design of
all lighting columns and lanterns relating to that particular area of land has been
submitted to, and approved in writing by, the Local Planning Authority. The
development shall thereafter be carried out in accordance with the approved details
prior to the first occupation of the dwellings within that particular area of land and
shall thereafter be retained.

REASON: To ensure that the lighting scheme respects the overall design qualities
required from the development and to minimise the impact of the lighting scheme
upon both the Boscombe Down airfield in the interests of air safety and upon the
landscape in the interests of visual amenity.

POLICY: G2 (General Criteria for Development) and D1 (Design Criteria — Extensive
Development).

17. No development shall take place until such time that a scheme for the provision
of foul drainage works to serve the development, hereby approved, has been
submitted to, and approved in writing by, the Local Planning Authority. No dwelling
shall subsequently be first occupied until all necessary works for the drainage of foul
water from that dwelling have been implemented in accordance with the approved
scheme and made available for use.

REASON: To ensure that the development is provided with a satisfactory means of
foul drainage.

POLICY: G1 (General Principles of Sustainable Development), G2 (General Criteria
for Development) and G5 (Water/Drainage Infrastructure).

18. No development shall take place until such time that a scheme for the discharge
and attenuation of surface water from the buildings, roads and other hard surfaced
areas, together with details of a maintenance schedule of the surface water drainage
scheme, have been submitted to, and approved in writing by, the Local Planning
Authority. Such scheme shall include details of the temporary infiltration basin and
the pollution prevention measures, based on sustainable drainage principles and an
assessment of the hydrological and hydro-geological context of the development.
The surface water drainage scheme shall subsequently be implemented in its
entirety in accordance with the approved scheme and made available for use prior to
the first occupation of any of the dwellings, hereby approved, and shall thereafter be
maintained and retained in accordance with the maintenance schedule in perpetuity.

REASON: To ensure that the development is provided with a satisfactory means of
surface water drainage, to prevent the increased risk of flooding and to minimise the
risk of pollution and to protect the groundwater and the interest features of the River
Avon Special Area of Conservation (SAC) and the River Avon System Site of Special
Scientific Interest (SSSI).



POLICY: G1 (General Principles of Sustainable Development), G2 (General Criteria
for Development), C12 (Nature Conservation — Protected Species), PPS9
Biodiversity and Geological Conservation and PPS25 (Development and Flood
Risk).

19. No development shall commence on site untii a scheme to deal with
contamination of the land has been submitted to and approved in writing by the Local
Planning Authority. The scheme shall include an investigation and assessment to
identify the extent of contamination and the measures to be taken to avoid risk to the
public, buildings and the environment when the site is developed. The site shall be
fully decontaminated in accordance with the approved scheme before any part of the
development is first brought into use/ occupied [DELETE as appropriate].

REASON: In the interests of public health and safety.

POLICY- G2 (General Criteria for Development).

20. If during development, contamination not previously identified, is found to be
present at the site no further development shall be carried out until a remediation
strategy detailing the nature and extent of the unforeseen contamination, any
remedial works to be undertaken to deal with the unsuspected contamination and a
timetable for these works has been submitted to, and approved in writing by, the
Local Planning Authority. The remediation strategy shall be approved in writing by
the Local Planning Authority prior to the remediation works being carried out on site.
The remediation works to deal with the unforeseen contamination shall thereafter be
implemented in accordance with the approved details and timetable of works.

On completion of the works, a validation report detailing the implementation of the
agreed remedial works and measures shall be submitted to, and approved in writing
by, the Local Planning Authority prior to the first occupation of any of the dwellings
hereby approved.

REASON: In the interests of the protection of Controlled Waters and to protect the
interest features of the River Avon Special Area of Conservation (SAC) and the River
Avon System Site of Special Scientific Interest (SSSI).

POLICY: G8 (Groundwater Source Protection Areas), Policy C12 (Nature
Conservation — Protected Species) and PPS9 (Biodiversity and Geological
Conservation).

21. As part of each reserved matters application, a scheme of water efficiency
measures to reduce the water consumption of the dwellings relating to that reserved
matters application shall be submitted to, and approved in writing by, the Local
Planning Authority. The approved measures shall subsequently be implemented
and made available for use prior to the first occupation of the dwellings and shall
thereafter be retained.



REASON: In the interests of sustainable development and prudent use and
conservation of water resources.

POLICY: G1 (General Principles of Sustainable Development) and G3 (Water
Resources).

22. The development, hereby approved, shall be carried out in accordance with the
recommendations and mitigation measures detailed within the submitted ecological
survey report prepared by Entec and dated April 2011. On completion of the works,
no development shall take place until such time that a validation report detailing the
mitigation works that have been undertaken at the site that has been prepared by the
ecologist that has overseen the implementation of the mitigation works has been
submitted to, and approved in writing by, the Local Planning Authority.

REASON: To ensure adequate protection of protected species in the interests of
nature conservation.

POLICY: PPS9 Biodiversity and Geological Conservation and Policy C12 (Nature
Conservation - Protected Species).

23. No deliveries before and during the construction period shall be taken at or
dispatched from the site and no construction works shall take place other than
between the hours of 7:00am and 6:30pm on Mondays to Fridays, 8:00am and
1:00pm on Saturdays and at no time on Sundays or public holidays. This condition
shall not apply to the internal fitting out of the dwellings.

REASON: To minimise the disturbance which noise during the construction of the
proposed development could otherwise have upon the amenities of the immediate
surropunding neighbourhood.

POLICY: G2 (General Criteria for Development).

24. The recommendations / measures detailed in the approved Flood Risk
Assessment (FRA) compiled by Entec and dated April 2011, and the Water Study
also compiled by Entec and dated April 2011, shall be carried out in full prior to the
first bringing into use of the development.

REASON: In the interests of flood prevention.

POLICY: Planning Policy Statement 25: Development and Flood Risk.

25. No development shall commence on site until a scheme for the provision and
management of compensatory habitat creation has been submitted to and approved
in writing by the Local Planning Authority. The scheme shall subsequently be
completed in accordance with the approved details, before the development is first
brought into use or in accordance with the approved timetable detailed in the
approved scheme.



REASON: To mitigate against the loss of existing biodiversity and nature habitats.

POLICY: Planning Policy Statement 9: Biodiversity and Geological Conservation.

26. No development shall commence on site (including any works of demolition),
until a Construction Method Statement, which shall include the following:

the parking of vehicles of site operatives and visitors;

loading and unloading of plant and materials;

storage of plant and materials used in constructing the development;

the erection and maintenance of security hoarding including decorative

displays and facilities for public viewing, where appropriate;

e) wheel washing facilities;

f) measures to control the emission of dust and dirt during construction;

g) a scheme for recycling/disposing of waste resulting from demolition and
construction works; and

h) measures for the protection of the natural environment.

i) hours of construction, including deliveries;
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has been submitted to, and approved in writing by, the Local Planning Authority. The
approved Statement shall be adhered to throughout the construction period. The
development shall not be carried out otherwise than in accordance with the approved
construction method statement without the prior written permission of the Local
Planning Authority.

REASON: To minimise detrimental effects to the neighbouring amenities, the
amenities of the area in general, detriment to the natural environment through the
risks of pollution and dangers to highway safety, during the construction phase.

POLICY- G2 (General Criteria for Development).

27. The first submission of reserved matters shall include the submission of a waste
audit identifying the waste generated by the development together with measures to
be implemented to reduce, re-use and recycle any waste produced by the
development and a scheme for the provision of facilities for the recycling of waste
within the development for approval in writing by the Local Planning Authority. The
development shall thereafter be carried out in accordance with the approved details
and the provision of facilities thereafter retained.

Reason:
In the interests of sustainable development.

POLICY : WCS6 of the Wiltshire and Swindon Waste Core Strategy 2006-2026 and
G2 (General Criteria for Development).

28. No development shall commence until a full marketing strategy has been
submitted to and approved in writing by the Local planning Authority. The



employment land shown on the approved plans shall be marketed in accordance
with the approved marketing strategy and shall be for a period of not less than three
years from the date of approval of the final reserved matters, or until 75% of the total
housing number has been built and occupied whichever is the latter.

Reason: In the interest of the economic viability, marketability and phasing of the
site.

POLICY: Core Policy 5. Employment Land, Emerging Core Strategy, adopted
Wiltshire Structure Plan DP4.



