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Part 1: Introduction
This baseline report provides a comprehensive assessment existing policy and evidence to identify
the strengths and weaknesses of Chippenham town centre and to develop an evidential basis to
facilitate the development of a vision and physical masterplan for Chippenham Town Centre
including deliverable area‐based projects and proposals.
Following engagement with the Town Centre Partnership Board the Council could seek to adopt the
masterplan as a Supplementary Planning Document (or a similar planning policy document) which
would provide the masterplan with weight in the planning system and enable it to be used to deliver
town centre improvements, attract inward investment, and inform development management
decisions.

T

Part 2: The purpose of this report
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The purpose of this Baseline Report is to provide an evidence base that will allow us to set out a
coherent vision for the town centre and practicable objectives for achieving that vision as the next
stage of our work. The Baseline Report presents the results of an analysis of existing evidence
concerning the current composition and performance of the town centre, its physical environment
and infrastructure, and the local property market. In doing so we seek to draw out the Town
Centre’s existing assets, opportunities for improvement, and constraints on the future development
and regeneration. Our further work will build on these findings to develop the vision for
Chippenham Town Centre and the strategic options for delivering this vision.

R

This document pulls together evidence from a wide range of sources including but not exclusive to
the following:
 Policies national/local adopted and emerging such as the Planning White Paper; Environment Bill;
national design guide
 Planning applications

D

 Infrastructure investments
 Extant vision and plans
 Neighbourhood plan

 Horizon scanning – pipeline investments
 Challenges – social, economic, and environmental
 Extant data and evidence, trends, demographics, footfall, turn over, vacancy rates etc.
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Part 3: Informing a wider process
The findings will be used to inform a wider programme of place making initiatives overseen by the
Chippenham Town Centre Partnership Board. Subject to engagement with the Board this may take
the form of the 6‐stage process summarised below and as you can see this baseline forms the first
stage of this process.

The 6 stages of the process
Stage 1: Where are we? Health check; establish base line of settlement.

We are here

 Policies national/local adopted and emerging such as the Planning White Paper; Environment Bill;
national design guide

 Infrastructure investments
 Extant vision and plans
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 Neighbourhood plan

T

 Planning applications

 Horizon scanning – pipeline investments

 Challenges – social, economic, and environmental

 Extant data and evidence, trends, demographics, footfall, turn over, vacancy rates etc.

Stage 2: What do the community want? – Engagement; what do the community aspire to:
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 Establish a place / town centre partnership board

 Where does the community want to be – visioning
 What do they want as the role, function, look and feel of the town
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 What is wrong and good (SWOT – Strengths, Weaknesses, Opportunities, Threats)
 Build consensus including hard to reach groups.

Stage 3: Gap analysis from health check to Vision
 Introduce the specialist skills needed to develop a fully evidenced picture of the Town (with the
support of the Council’s Major Projects and Economic Development services).
 Identify what’s missing and what needs to be done to deliver the community’s visions.
 Identify a series of options to close the gap.

 Establish the appetite for change.
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Stage 4: ONE PLAN – bringing it all together to make it simple for the community
 Draft Master Plan to address Gap – work with the town; identity what is not happening and why.
 Collate the disparate initiatives happening in the Town into one easy to understand vision.
 Include commercial discussions with landowners and investors to prime delivery.
 Identify incentives needed to stimulate delivery.
 Ensure options are realistic through frontloaded discussions with statutory consultees and in‐
house specialists to overcome potential planning barriers (the Major Projects wraparound
service) and viability tested.
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Stage 5: Giving the plan status; endorsement and governance
 Consult on the plan with the community ensuring process is Statement of Community
Involvement compliant.
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 Provide evidence to support a policy in the Local Plan.

 give status in planning decision making process – Major Projects to take the master plan through
to adoption as SPD.

Stage 6: Get it ready to go. Funding and delivery
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 For each place develop a suite of indicative costed projects supported by business case, (delivery
plan to promote the short, medium and long term implementation of the vision and identify
delivery mechanisms for each project) with a defined delivery mechanism to facilitate their
realisation.
 Be ready for funding opportunities – a shovel ready series of projects.
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 The place board to prioritise the order of implementation as and when funding becomes available.
This Baseline report has been produced by Wiltshire Council Major Projects Team to inform the work
of the Chippenham Town Centre Partnership Board. This Board comprises key stakeholders within
the town and is chaired by the local MP. The board’s membership currently includes:

 The Member of Parliament for Chippenham
 Wiltshire Council (Leader and Senior Officers)
 Chippenham Town Council (Leader and Senior officers)
 Representative(s) of business community in Chippenham.
 Wiltshire College & University Centre
 Key landowners
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The Board will agree Terms of Reference that govern membership and the scope and activities of the Board.
At this baseline stage the work has been informed by a combination of desk‐top analyses and
investigations supplemented by informal discussions with Stakeholders. Subsequent stages will
involve a more comprehensive approach to consultation. The key findings of the Baseline Report are
set out in the sections below.

Part 4: Location, role and history of Chippenham
1. The Spatial Context of Chippenham
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Chippenham Community Area is located in the northern part of the county and includes the market
town of Chippenham, which is identified as a Principal Settlement. The Community Area lies partly
within the Cotswolds AONB and contains several Sites of Special Scientific Interest (SSSI).

AF

Chippenham is located within a rural setting and acts as an important service centre for a number of
villages within the Community Area and the surrounding towns and villages within north Wiltshire.
The area is an attractive place to live and has several excellent schools. Although there is a relatively
strong retail offer within the town, people from the catchment area often choose to shop in other
larger settlements, including Bath and Swindon, and as such the town centre retail offer in
Chippenham should be strengthened.
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Chippenham is one of the largest towns in Wiltshire and has excellent transport links, being in close
proximity to the M4 and located on the main Bristol to London railway route. As such the town is an
attractive location for employers, but this has also led to significant levels of out‐commuting. As there
is currently a shortfall of suitable land for employment growth in the town, a priority for this strategy is
to ensure appropriate economic development takes place to prevent existing and prospective
employers moving elsewhere. A failure to respond to this issue could lead to a loss of local
employment at a time when some job losses are anticipated due to the current economic climate.
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2. Built Environment ‐ Historical Context
(a) Introduction
The character of Chippenham is defined by the town’s arrangement of open spaces, the massing of
buildings, their uses, architectural styles and materials. This character is special due to the wide
variety of residential design, particularly when compared to many other cities and towns which tend
to have fewer architectural styles. Chippenham owes its character today to the history of its built
environment.
(b) Early History

T

Chippenham was initially a Saxon settlement, situated in the area around where St. Andrew’s Church
is today. The town then expanded, based on its position as a river crossing, to enable an east‐west
trading route and development of industries such as the woollen trade, and dairy and meat
products. The first buildings surrounded the Market Place so that trading could take place. The
slaughter and sale of meat took place centrally at the Market Place at the “Butchers Shambles”.
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As the town thrived, merchant’s houses were built in the streets connecting with the Market Place ‐
initially St. Mary Street and the High Street. Early industries such as silk works, tanneries and
manufacturing/construction works developed between the central core and the River Avon, where
Timber Street, Wood Lane, Gladstone Road and Westmead Lane exist today. The town was almost
entirely contained within the bend of the River until the introduction of the railways in the early
19th Century.
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As the local area was heavily forested, almost all of the buildings in Medieval Chippenham would
have been timber framed, with infilled panels usually comprising of wattle and daub plaster. The use
of stone would have been rare, reserved only for the most prestigious buildings. Examples of such
timber framed buildings still exist today, such as the Yelde Hall and several in St. Mary Street and the
Causeway. There are many more in these streets that still have this construction internally but have
been re‐fronted during later periods.
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The central area of the town developed to benefit from the passing trade from the busy east‐west
route, including an increase in the number of coaching inns. This would also have led to early forms
of retail, with buildings in the High Street containing shops and businesses at ground floor levels and
residences above.
Chippenham’s growth in prosperity enabled the buildings in the central area to be upgraded,
influenced by the fashionable classical style of nearby Bath. Buildings were either demolished and
rebuilt, re‐fronted in stone, or rendered over to hide their medieval origins. For example, some
houses in St Mary Street with faux classical facades have oddly positioned windows due to their
medieval origin.

Facades to buildings would usually have been in Ashlar Bath stone, with flanking and rear walls in
rubble stone or brick. Despite the abundance of the ‘Chippenham Brick’, a red brick produced
locally, the only prominent example of its use in this period is at Zealy’s House in St. Mary Street.

5

(c) Between the Wars
During this period Chippenham continued to grow, with residential expansion further out along the
arterial routes out of the town. Houses during this time reflected the new suburban style of
detached and semi‐detached properties with larger gardens. The styles of housing at this time
varied, with some reflecting the art deco style with curved bays and others mock‐medieval with half
timbering. Brick and/or render were the dominate materials used, as stone was rare.
(d) Post‐1945

T

After the second world war, the increasing use of motorised vehicles had a significant impact on
post‐war development in Chippenham. The A4 Great West Road became increasingly congested
where it passed through the town, requiring highway changes which were not always to the benefit
of its environment. A one‐way system was developed west of the railway viaduct through Landsend,
and a roundabout created around the Shambles in the Market Place.
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The ability of growing families to be able to access cars and therefore have greater mobility also
influenced how Chippenham grew, as residential estates, often at lower density, were built around
the town’s perimeter. In the 1960s/1970s a number of private housing schemes were developed,
including at Monkton Park and Queens Crescent. The latter, built between 1963‐1984, also
contained Council housing.
The architectural style of this housing was similar to that of the Inter‐War period, but usually plainer
with lesser architectural detailing. Reconstituted stone was introduced as an additional type of
material to be used in construction, which unfortunately has weathered badly over time in many
cases.
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(e) 1980s/1990s
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During this period two retail centres, Emery Gate and Borough Parade, were built, expanding the
town centre plan away from its linear form. A new relief road system ‐ Pewsham Way and Avenue La
Fleche ‐ enabled town centre improvements prioritising pedestrian over vehicular use. Out of town
retail parks were also introduced to the west and north of the town.
Further large‐scale residential expansion took place, with Pewsham and Cepen Park estates being
built, to the south and west respectively by volume housebuilders. The planned form of these
estates included more organic layouts featuring curves and cul‐de‐sacs, in a search for individual
character and a ‘village’ feel. This was also evident in the Post‐Modern architectural style, which
attempted to mirror earlier periods, often with houses placed at irregular angles to each other and
the street.

An effect of the decline in town centre retail during this period was an increase in residential
development in the town centre and its periphery, with flatted developments becoming popular
again. There was also an increase in specialist housing here, notably retirement and care homes. This
returned to beneficial use some prominent derelict sites such as the old police station, Vauxhall
garage and the Hygrade factories.
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On the periphery of the town, at North Chippenham, Rowden Park and Hunters Moon, large new
residential estates are being built by volume housebuilders. Design is dictated by ‘standardised’
house types, with detached or semi‐detached houses usually being two storeys in height, in a
pastiche historic style, and faced in reconstituted stone, render or brick.
This period saw a handful of more bespoke developments, such as the development of the old Cattle
Market site for more ‘eco‐friendly’ housing at Great Mead. Here, houses and flats, often faced in
timber cladding, were built at higher densities, in a well landscaped, people‐friendly layout. Notable
was the range of building heights, which differed from the relatively uniform two storey housing
development of the Post‐War period.

Part 5: National and Local Planning Policy Context & legislation
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The starting point for developing a masterplan is to understand national policy and legislation and
the adopted development plan, which in Wiltshire is the Wiltshire Core Strategy (WCS), together
with a number of saved policies from the former North Wiltshire District Local Plan (NWDLP). Other
material considerations include planning practice guidance and/or adopted Supplementary Planning
Documents and Guidance (SPDs/SPGs).

1. The National Planning Policy Framework

The National Planning Policy Framework (NPPF, July 2021) enables the planning system to
contribute to sustainable development and the Chippenham Town Centre Masterplan will
encourage development opportunities that meet the sustainable needs of the area. Achieving
sustainable development means delivering three overarching objectives; economic, social and
environmental. Most relevant to Chippenham central area are:

R

 Building a strong, competitive economy
 Ensuring the vitality of town centres
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 Promoting healthy and safe communities

 Providing access to Open space and recreation

 Promoting sustainable transport

 Supporting high quality communications
 Making effective use of land

 Achieving well‐designed places
 Protecting Green Belt land
 Meeting the challenge of climate change and flooding
 Conserving and enhancing the natural environment
 Conserving and enhancing the historic environment.
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2. Wiltshire Core Strategy
Chippenham is identified in the Wiltshire Core Strategy as a ‘Principal Settlement’ (Core Policy 1)
because it is ‘a strategically important centre and primary focus for development’, alongside
Trowbridge and Salisbury. Over the period to 2026 Chippenham will provide 26.5ha of additional
employment land and at least 4,510 new homes (Core Policy 10). The WCS identifies a number of
specific issues and considerations that should be addressed during the plan period that are relevant
to the Chippenham Central Area Framework area but does not allocate any specific sites. Relevant
issues identified at that time included:
 new employment provision in Chippenham is a priority and will help to redress the existing levels
of net out‐commuting. New employment provision will be supported on the allocated strategic
sites and on identified town centre regeneration/brownfield opportunity sites
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 Chippenham’s offer as a service centre will be enhanced, particularly the town centre for retail,
leisure and the evening economy, in order to reduce the outflow of shopping and leisure trips
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 securing expansion to Chippenham’s town centre by providing additional convenience floorspace
of 703 sqm net by 2015 rising to 1,338 sqm net by 2020 and an additional 3,181 sqm net
comparison floorspace rising to 7,975 sqm net by 2020 to include an improved retail offer
through redevelopment of the Bath Road Car Park/ Bridge Centre which is a priority along with
redevelopment of other smaller town centre brownfield sites

R

 further out of centre retail development in Chippenham would weaken the town centre and
future provision should be focused in the central regeneration opportunity area. Any proposals
for edge of town centre retail development should clearly demonstrate that the development
would not have a detrimental impact on the town centre
 public transport connectivity and pedestrian and cycling links to the town, town centre, railway
station and Wiltshire College campuses need to be improved, including better integration of
different modes
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 The River Avon is an important asset for the town and the local environment, and will be better
integrated with the town centre and urban extension as part of a green infrastructure strategy, as
a green corridor for wildlife, as a recreational space and as a sustainable transport route for
pedestrians and cyclists

 all development within the Community Area will need to conserve the designated landscape of
the Cotswolds AONB and its setting, and where possible enhance its locally distinctive
characteristics

 development will, where possible, enhance the ecological value of the Birds Marsh Wood County
Wildlife Site and Birds Marsh Meadow County Wildlife Site
 there is a need to plan for the potential re‐use of the Hullavington MoD site which became
surplus to requirements. This site is designated as a conservation area and is an important
heritage asset
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a number of improvements are needed to infrastructure provision in Chippenham and these
include the need for new GP, fire, police and ambulance facilities. A shared site, and/or
contributions for such provision, could offer an effective route to improved service delivery
providing they are centrally located as practicable and in a sustainable and accessible location.
Contributions toward enhanced health and emergency services provision will be sought, where
appropriate, from any proposed development at Chippenham, subject to viability and timing

 further infrastructure requirements that include improved facilities for the young, including a
possible skate park for the town

a more detailed Strategic Flood Risk Assessment (Level 2) is needed to provide a robust
understanding of flood risk and inform decisions about the town’s growth and appropriate selection
of sites for development. Such work should consider all aspects of fl ood risk and, where practicable,
the scope of the assessment should be agreed with the council and Environment Agency.

AF
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 Abbeyfield School which is a business and enterprise school with close links with the local
Chambers of Commerce. A small business enterprise zone, linked to the school, should be
developed as a centre of excellence to facilitate dynamic and reciprocal links with local
businesses to ensure direct pathways from education through to training through to
employment. This will help to encourage young people to stay within Wiltshire

D
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In addition, there are two specific policies guiding the development strategy for Chippenham. The
‘Chippenham Central Areas of Opportunity’ (Core Policy 9) identifies the Bath Road Car park and
Langley Road sites for redevelopment for a retail extension to the town centre and a mixed use
scheme respectively. The policy also supports the enhancement of the River Corridor through the
opportunity zone. The policy is supported by a map that identifies a number of character areas
within the central area of Chippenham. Core Policy 10 identifies a need for at least a further 2,625
dwellings and 26.5 ha of land for employment development on land adjoining the built up area and
states that these will be identified through a Chippenham Sites Allocation plan. The policy than
identifies a number of constraints or issues that would be considered within the allocations plan
including employment delivery, housing mix, transport benefits, use of alternative transport to the
private car, landscape impact and flood risk.
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Important note on Wiltshire Core Strategy
At the time of writing the Core Strategy remains the most important planning policy document for managing
panning decisions in Chippenham. In accordance with the law planning decisions should be made in accordance
with this adopted plan unless other material circumstances merit setting policies aside in exceptional
circumstances. However, it should be noted that the Core Strategy is now ageing and the Local Plan Review which
will ultimately replace it is underway. Therefore, while it is the case that the action priorities identified in the Core
Strategy as listed above are still a starting point for determining land use planning matters in the area, many have
also either been rendered less relevant due to new evidence and trends (such as the pressures on town centre
retail and homeworking) plus others will have either been implemented or now be undeliverable due to changing
ownership and investment circumstances. Therefore, it is important when taking the next steps of the master
whether objectives have evolved.

AF

3 Chippenham Sites Allocations Plan

T

planning process to take account of all the evidence in this baseline and make a planning judgement on merits on

The Chippenham Sites Allocation plan1 was adopted by Wiltshire Council in March 2017. It sets out
the long‐term pattern and direction of growth for the town's expansion. Its main purpose is to
identify strategic mixed‐use sites for businesses, new homes and the infrastructure necessary to
support them.
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The Chippenham Site Allocations Plan identifies which strategic sites will best support the town's
future and are the most environmentally appropriate. It also sets a vision for Chippenham that is
consistent with the vision work undertaken in 2014 and summarised later in this document. The
vision states that:
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 Chippenham will strive to be as attractive as possible in terms of shopping and leisure provision
and will emphasise its role as a Riverside Market town surrounded by beautiful countryside and
attractive villages.
 Chippenham will recognise and build on its natural assets and its important heritage will be
cherished. Its setting on the River Avon will be its defining and connecting feature combined with
the historic centre, the market, pleasant parks and open spaces; creating a thriving artery and
distinctive identity for the town.
 Chippenham will be a place where young people choose to stay to live and work, because of the
excellent education facilities, the choice and quality of work, which are complimented by its
programme of events, festivals and activities.
 Chippenham will be a retail destination of choice for the surrounding area due to its range of
shops, excellent market, lively cafés and restaurants and leisure facilities which are
complimented by its programme of events, festivals and activities.

1

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

R
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 Chippenham will have an integrated approach to transport so that traffic flow will be more
efficient, the town centre will be less congested and there will be improved access for sustainable
modes of transport.
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Apart from identifying housing sites the Chippenham Site Allocations DPD contains a Riverside
County Park policy (CH3). CH3 identifies that land adjacent to and relating to the River Avon running
through the allocations will be developed as use as country parks and identifies elements of green
space that are expected to be delivered, including informal open space, rights of way, sports pitches,
areas of protection for nature conservation and enhanced routes for cycling and walking to and from
the town centre.

The draft Core Strategy will continue to save a number of policies from the North Wiltshire Local
Plan (2011). The Local Plan requires that 250 homes should be provided at Foundry Lane as part of a
mixed‐use scheme (saved policy H2). This policy covers land to the north of Foundry Lane and part
of Langley Park.

4. The Environment Act, 2021
The Environment Act aims to provide a system that places environmental considerations at the
heart of policy‐making to protect and enhance our environment and preserve England’s unique
natural assets, all within the context of building resilience to biodiversity loss and the effects of our
changing climate. Policy‐makers should consider the primary and secondary impacts of the policy on
11

the environment which, among other issues, includes the extent to which it will contribute to
climate change. Policy‐makers should look for opportunities to embed environmental protection
into policy.
The Environment Act will deliver:
 long‐term targets to improve air quality, biodiversity, water, and waste reduction and resource
efficiency
 a target on ambient PM2.5 concentrations, the most harmful pollutant to human health
 a target to halt the decline of nature by 2030
 environmental Improvement Plans, including interim targets
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 a cycle of environmental monitoring and reporting
 environmental Principles embedded in domestic policy making
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 office for Environmental Protection to uphold environmental law.

Part 6: Neighbourhood Plan

Neighbourhood planning was introduced in the Localism Act 2011. It is an important and powerful
tool that gives communities statutory powers to shape how their communities develop. In very
simple terms, a neighbourhood plan is:

R

 a document that sets out planning policies for the neighbourhood area – planning policies are
used to decide whether to approve planning applications
 written by the local community, the people who know and love the area, rather than the Local
Planning Authority
 Aa powerful tool to ensure the community gets the right types of development, in the right place.
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Once adopted (known as ‘made’) a Neighbourhood Plan becomes part of the adopted development
Plan for an area. This is important because under the law planning decisions must be taken in
accordance with the adopted Development Plan unless there are exceptional circumstances that
merit setting it provisions aside in individual cases.

The draft Chippenham Neighbourhood Plan is due for its first public consultation (Regulation 14) in
early 2022. The Plan covers the period to 2036 and contains a vision, objectives and planning
policies which seek to ensure that future development within the town is sustainable during this
period. The vision for the future of the town reads:
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Chippenham will capitalise on its history, location and beautiful surrounding countryside to
maintain itself as an attractive and vibrant, riverside Market Town in which to live, work and for
people to visit. Its future growth will be appropriate in scale, of high quality design, be
environmentally sustainable and planned so as to mitigate the causes and be adapted to the
impacts of climate change.
Seven key topic areas have been identified in the production of the Plan where planning policies can
make the most difference to the development and use of land: sustainability and climate change;
green infrastructure; housing; town centre; transport; community infrastructure; and the local
economy.
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Within these topic areas, the planning policies seek, amongst other things to regenerate key town
centre sites through effective master planning and ensure that the historic character of the town
centre is protected and enhanced.

D
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The Neighbourhood plan area covers a wider remit geographically than this CAF report. However,
section 8 of the draft Neighbourhood Plan deals specifically with the town centre and defines the
town centre as per the following map:

Source: Chippenham Draft Neighbourhood Plan: Town Centre Boundary
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The Vision for the town centre reads:
Chippenham will revive its town centre, serving as a centre for community activity, sub‐regional public
services, and retaining a mix of national traders and attracting independent traders whose presence
will embed its Market Town character. The town centre will be a vibrant meeting place for the
community to shop , interact and enjoy their leisure time, and a visitor destination in its own right. The
special historic character of the town centre will be preserved and enhanced.

The objectives for the town centre are:
 develop the Bath Road Car Park/Bridge Centre site as an extension of the town centre, for mixed‐
use development which may include leisure, shopping, residential and /or public car parking

T

 preserve and enhance the special historic character of the town centre by ensuring that new
development, including advertising and shopfronts, is sympathetically and sensitively designed,
and enhances the significance of heritage assets

AF

 support the market as a focus for the town, providing a key visitor attraction and a source of local
produce
 identify sites within the town centre which could be developed/enhanced to increase the
attractiveness of the public realm
 facilitate the flexible use of the town centre buildings to increase footfall, increase independent
traders, and allow businesses to adapt to changing shopping habits and expectations
 identify sites or buildings that could be developed or used for community or leisure purposes

R

 increase the vibrancy of the town centre by strengthening the evening economy and encouraging
new residential development where this does not affect the long‐term vitality of viability of the
town centre as a shopping destination

D

 make the town centre a more pedestrian‐friendly environment.
The Neighbourhood Plan proposes three main site‐specific proposals, all located within the town centre
as defined in the above map and detailed in Section 8 of the Neighbourhood Plan. These proposals are as
follows:

1. Bath Road Car Park/Bridge Centre Site
The Vision objective for these sites is as follows:
Town Centre Objective 1: Develop the Bath Road Car Park/Bridge Centre Site as an extension of the town
centre, for mixed‐use development which may include leisure, shopping, residential and/or public car
parking.
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The Neighbourhood Plan notes that development of the Bath Road Car Park/Bridge centre site is key
to providing a new northern gateway to the town centre, securing a mix of viable uses which
effectively extends the town centre.
Paragraphs 8.10 to 8.25 set out the history of the site, site constraints and opportunities, planning
policy background and site proposals responding to the above vision for the site. A number of
general design principles to inform any future masterplan for the site is set out at paragraph 8.24
and includes that the sites shall be amalgamated by rearranging/downgrading the gyratory; the
amalgamated site shall be an extension of the town centre but have its own unique identity; a new
public square will anchor the development; and permeability and connectivity to the town centre
will be created through new pedestrian routes and site lines.

D
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This section of the Neighbourhood Plan culminates in a parameters plan and Policy TC1 as follows:

Policy TC1 of the Neighbourhood Plan sets out in detail what is proposed for each zone shown on
the parameters maps in terms of use and design parameters; the policy can be read in full in
Appendix 1 on page 110. In summary, it proposes the following uses for each zone:
Zone 1 – large retail unit, office headquarters, hotel or multi‐story car park
Zone 2 – ground floor retail units, restaurants, cafes or bars, upper floor residential units
15

Zone 3 – low‐cost flexible E class units which could include niche/independent retail and pop up
shops; restaurants, cafes or bars; workshops, incubator units; arts or community uses
Zone 4 – new public square to anchor the development

2. River‐Green Corridor Masterplan
The Vision Objectives for the River‐Green corridor reads:
Chippenham Identity Objective 1: Promote and enhance the special character of Chippenham as a
historic, riverside, Market Town by ensuring that all new development is sustainable and of the
highest quality design.

T

Green Infrastructure Objective 1: Protect, enhance and extend the “River‐Green Corridor” as a
focal point for the town establishing links to it form existing parks/green space, and connecting
surrounding new development to it via green infrastructure.
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Town Centre Objective 4: Identify sites within the town centre which could be
developed/enhanced to increase the attractiveness of the public realm.
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The Neighbourhood Plan recognises that the River Avon and Monkton Park is a missed opportunity
and that it is a high priority that the River is best utilised as a place making feature in the future
development of the town (paragraph 8.26). Reference is made to both the Chippenham
Conservation Appraisal (2007) and Chippenham Area Management Plan SPG (2010) both of which
identified a number of features in the vicinity of the River Avon which have a negative contribution
on the significance of Chippenham Conservation area and outline suggestions for enhancement.
Support for “providing active frontages onto the Park from Emery Gate and Wilkinson’s to provide a
stronger and more attractive link between the shopping centre and park” is a priority listed in the
Management Plan SPG.
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Paragraphs 8.37 onwards refers to various unrealised proposals that have been put forward in the
past to transform the river corridor. The most recent, Chippenham Vision, was formally
commissioned by Wiltshire Council and included a variety of local community stakeholders. The
subsequent 2014 Chippenham Central Area Masterplan set out masterplans for the High Street Area
and wider River Character area, with the river as a key component identified for enhancement and
improvement in places.
Members of the Neighbourhood Plan’s topic groups found much of this masterplan still relevant and
include an updated version of the plan in the Neighbourhood Plan along with accompanying policy
TC2. (Note that a River‐Green Corridor Topic Paper has also been produced by the relevant
Neighbourhood Plan topic group, but this does not appear to be within the public domain).

16

T
AF

R

Policy TC 2 states that proposals will be supported where they contribute towards enhancing the
River Avon as a defining and connecting feature in the revitalisation of Chippenham Town Centre,
whilst also protecting and enhancing the function of the River Green corridor. It goes on to set out a
number of objectives relating to A‐H on the above plan and includes for example the redevelopment
of the Emery Gate Shopping Centre within its existing curtilage and with existing High Street facades
maintained; legible pedestrian and cycle routes alongside the River between the Town Bridge and
Gladstone Road; the demolition of No. 1 High Street and redevelopment as a 2‐3 storey high quality
landmark building with active street and river frontages; and the replacement or removal of the
radial gate weir in a manner that improves biodiversity.
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The policy also requires that all development on the River Avon frontage, or public/semi‐public
spaces with a functional connection to the River Avon, within the masterplan area, will be required
to demonstrate conformity with a number of design principles, as listed in Policy TC2.

3. Public Realm Improvements to Upper Market Place
The Vision Objectives for the Upper Market Place are:
Town Centre Objective 4: Identify sites within the town centre which could be
developed/enhanced to increase the attractiveness of the public realm.
Town Centre Objective 8: Make the town centre a more pedestrian‐friendly environment

The Neighbourhood Plan notes that the Upper Market Place continues to remain a car dominated,
peripheral area of the town centre but as the southern gateway to the town, has masses of potential
to be transformed though high quality and sensitive public realm improvements. The
Neighbourhood Plan proposes an indicative parameters plan.
17
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A key feature of the Upper Market Place public realm improvements is to introduce areas of shared
space for people driving, walking and cycling.

Policy TC3 Public Realm Improvements to Upper Market Place accompany this parameter plan. In
summary, the policy proposes a shared space for vehicles and pedestrians, including a requirement
for a feasibility study to inform the detail and type of shared space that would work for all uses (area
1); a new public square/event space centred on the Grade II listed War Memorial (area 2); relocation
of parking spaces to The Causeway (area 3); and removal of inefficient parking spaces and vehicular
access and re‐surfacing to create a more pedestrian friendly environment.

4. Other topic areas within the Neighbourhood Plan
Whilst the above sum up the proposals that are specific to Chippenham town centre, the rest of the
Neighbourhood Plan deals with other topic areas such as transport and the economy, some of which
touch on the town centre. For example, Section 9 of the Neighbourhood plan considers transport
18

issues, and from paragraph 9.22 specifically considers transport issues relating to the town centre.
Chippenham town centre has a bus station, a significant bus stop in Bath road, and an interchange at
the railway station.
Section 10 on Community Infrastructure notes that “Public art has a significant role in place making,
particularly in the town centre” (para 10.2) and that “the town centre is the location for many of the
available arts and cultural activities. Research has proven that a strong arts and culture sector will
have a positive impact on place shaping. A strong arts scene attracts people to an area and keeps
them there. As Chippenham town centre struggles with the pressures caused by changed shopping
habits and the impact of COVID‐19, it is important to use arts, culture and leisure to provide
attractive destination. This will be an important end in itself but will also help local retailers because
it will help increase town centre footfall” (para 10.6).
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Part 7: Extant Visions and Strategies
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The main extant vision and plan is the draft Chippenham central area masterplan (2014). This
identifies and looks at a similar area to the central area of opportunity area identified within the
Wiltshire core Strategy.
A key priority for this Masterplan is that green and river corridors should be ‘developed and
improved’ to enhance the sub‐regional green infrastructure network. This is relevant to the River
Avon corridor and its connection to the countryside and growth sites to the east and south‐west.
The Masterplan aims to:

 enhance the self‐containment and identity of Chippenham

R

 promote the town centre and riverfront as the physical and symbolic focus

 promote the regeneration and revitalisation of Chippenham’s built and natural heritage
 intensify the town centre and improve its retail and commercial offer in the context of its phased
growth
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 promote the role of green infrastructure and encouraging legibility and connectivity across the
town.

The masterplan looks at Chippenham in the sub regional context, it then identifies a number of
baseline data including employment, housing, and transport / travel times in the sub regional
context. The masterplan then looks at Chippenham in the local context including retail, leisure,
culture, employment, housing, and transport, much of which should be updated through the latest
extant and updated evidence identified elsewhere in this report.
Amongst many issues and concerns expressed the masterplan identifies that:
 there are different kinds of neighbourhoods that surround the town centre and the masterplan
seeks to integrate these and regenerate them where possible
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 natural and man‐made edges define the settlement edges for Chippenham. To the west and
north the A350 defines the boundary. To the east and south it is predominantly defined by flood
plain and farmland
 retail parks and food stores are located outside of the town centre in Chippenham. The town
centre is also subject to pressures from peripheral retail areas that compete with the town centre
for trade
 the masterplan seeks to ensure that retail and leisure developments in the masterplan area
promotes the vitality and viability of the town centre
 the historic shift of the town is also evidenced by the locations of many of its schools north of the
railway line. The town centre therefore remains fairly isolated from the majority of the town
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 the town centre is the historic core and characterised predominantly by an ancient throughfare
and interconnected streets. Over time the fine urban grain of the area has been eroded in places
and replaced with more modern layouts, but the feel of this area as the original part of
Chippenham remains
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 the industrial revolution brought large factories to Chippenham, the legacy of which can still be
seen in the industrial areas north of the railway line
 as the town expanded and grew layouts built for the car age appeared, characterised by cul‐de‐
sac layouts and fairly disconnected streets.
The masterplan identifies a number of overall opportunities and constraints:
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 The railway is a barrier to movement between the north and south of the town. Connections
across the railway are few and contribute to the bottleneck for vehicles crossing over, increasing
travel times to the town centre significantly reducing the opportunity for sustainable growth.
 The floodplain is a potential constraint to growth in the town centre but also a key natural asset.
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 Business parks and out of town retail parks / supermarkets have developed along the main
distributor road to the edge of the town. They provide an important role for business and stores
that are not appropriate for the town centre, or do not fit in the town centre but any
developments that do not complement the town centre will draw visitors and spending power
away from it.
 The river front is one of the town’s greatest amenities but is not being utilised to its full potential.

The draft masterplan identifies a vision that is incorporated within the Chippenham Sites Allocation
plan and detailed earlier in this report.
The document then identifies an illustrative masterplan which indicates how development could
occur in the central area and how it could be delivered. It provides parameters for individual
solutions to come forward to address the issues and opportunities.
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Chippenham Illustrative Masterplan
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The parameters identified include land use, urban design, sustainability, public realm, access and
movement, the masterplan then specifically looks at a number of character areas within the
Chippenham central opportunity zone. The areas identified are:
High Street – Promoting the town centre by reinforcing the importance of the High street in the
context of planned growth. This includes a key retail‐led development at Bath Road that will provide
a supermarket and high‐quality design with complementary town centre uses. The Town Bridge is
emphasised as the key focal point where the High Street meets the Riverfront.
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Riverfront – These areas were identified in a response to the physical environment, land uses and
public realm. The River Front area will play a critical role in joining the character areas and
promoting a more cohesive and distinctive offer for Chippenham. The River Avon’s potential will be
realised by enhancing the role of the River Avon as an active focus for retail and leisure uses
incorporating additional links across the river.
Cocklebury – creating an improved civic, education and employment character by supporting and
linking the town centre with complementary uses is the character area and in Langley Park.
Langley Park – Regenerating Langley Park and the surrounding area with uses that complement and
support the vitality and viability of the town centre, through a mixed‐use development that
facilitates new linkages across the railway. A key aspiration of the masterplan is to support the
retention and enhancement of business uses on Langley Park.
Residential – creating a new residential focus by identifying opportunities for residential
development close to the town centre, riverfront and open space.
Each character area assessment identifies a number of issues and opportunities and then identifies
an indicative masterplan that is then pulled together to form the overall masterplan for the central
opportunity area. The masterplan then continues to identify a delivery strategy for the masterplan
sites.
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Part 8: Other relevant strategies and evidence
Document 1. Draft Green and blue infrastructure strategy, Wiltshire Council.
This is a high‐level strategic document that sets out the vision, goals and principles for Green and
Blue Infrastructure (GBI) across Wiltshire. It considers 'what' is needed and 'how' it is to be
delivered. It sets the framework around which the detail can be built as new legislation emerges, in
particular the Environment Bill which received Royal Assent in November 2021.
The detail of the 'where and when' will be set out in other more fluid short‐term documents that
will focus on implementation and local delivery and can be changed and updated to reflect local
needs and national targets. These will include:
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 Settlement Frameworks& Planning Guidelines ‐ that provide more detailed guidance for GBI
around Wiltshire's main settlements.
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 Wiltshire's Local Nature Recovery Strategy ‐ The Environment Bill will require every local
authority area to have a Local Nature Recovery Strategy (LNRS) in order to define where GBI
protection and investment should be prioritised. In addition, there are other consultations,
strategies and guidance that Wiltshire Council is either leading on or is partnering with other
organisations on which will help support the goals of a GBI Strategy. Of particular note are the
following:
 The Climate Strategy ‐ A strategic overview document that sets out how Wiltshire Council will
respond to the climate emergency declared in February 2019.
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 The Community Environmental Toolkit ‐ produced in partnership with Natural England this
document provides communities with guidance on how to produce their own Community
Environmental Plan in order to survey, plan, and manage GBI for biodiversity and natural
carbon sequestration in their community.
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The key messages of the Green and Blue Infrastructure Strategy is that our rich and varied natural
and historic environment makes Wiltshire an attractive place: it enhances our quality of life,
improves physical and mental health, and underpins our economy. Wiltshire's natural environment
is undergoing substantial changes driven by factors including population growth, development and
climate change.

A multi‐functional network of connected and high‐quality green and blue infrastructure assets
underpin Wiltshire's natural capital, providing a range of ecosystem services that are of economic,
social and environmental benefit for communities, businesses and visitors.

The Strategy sets out a high‐level vision and framework for improvement of the network by a range
of partners and stakeholders, working together at a variety of scales. It identifies strategic priorities
and opportunities for delivering green and blue infrastructure improvements in Wiltshire, including
local opportunities to support sustainable development in and around settlements where growth is
planned while adapting to climate change.
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The Green & Blue Infrastructure Strategy provides a framework for informing and supporting the
delivery of a range of the Council's ' strategies and plans, including the Wiltshire Local Plan.
The Strategy considers Green & Blue Infrastructure assets, needs and opportunities at two scales. At
the Wiltshire‐wide level, three main elements form the backbone of the Strategic Network:
Strategic Green & Blue Infrastructure Sites
 Biodiversity Sites
 Priority Habitats
 Woodland

Strategic Green & Blue Infrastructure Corridors
 Thames Corridor

 Kennet Corridor

AF

 Bristol Avon Corridor

T

 Historic Environment Designations.

 Hampshire Avon Corridor
 Test & Itchen Corridor
 Stour Corridor

 Wiltshire Canals (Kennet & Avon, Wilts & Berks, Cotswold).
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Sub‐Regional Strategic Green & Blue Infrastructure
 Cotswolds

 North Wessex Downs

D

 Salisbury Plain

 Cranborne Chase & West Wiltshire Downs
 New Forest.

This Network provides a framework for prioritising strategic action and investment by
partners working together at a landscape‐scale across Wiltshire and beyond.
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Document 2. Wiltshire town centre study 2020
https://www.wiltshire.gov.uk/planning‐policy‐local‐plan‐review‐
consultation#Retail%20and%20Town%20Centre%20documents%C2%A0
The Wiltshire town centre study prepared by consultants Avison Young, identifies Chippenham as
one of the three principal settlements in Wiltshire and is located in the northern part of the county.
According to the 2011 Census, it has a local resident population of circa 45,000 people and the town
is located close to the M4 motorway. Over recent years, the town has grown significantly via new
communities such as Cepen Park North and Cepen Park South, and this growth continues with new
developments such as Rowden Park on the south‐western edge of the town.
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The town centre has two retail frontage definitions: a primary frontage and a secondary frontage.
The primary frontage runs along High Street, Borough Parade and the Emery Gate Shopping Centre,
whilst the secondary frontage includes Market Place, Timber Street, Gladstone Road, New Road,
Station Hill, Hathaway Retail Park and Monkton Hill. Both areas are shown in the extract from the
policies map below. These frontages were identified within the saved North Wiltshire District Plan.

1. Diversity of Uses
In order to analyse the land use profile of Chippenham town centre over recent years (2012‐2020)
Table 4.4 of the Retail study provides data on retail, service and other uses. The data is gained from
recent Experian GOAD surveys plus Avison Young’s s survey in early 2020.
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The Retail study identifies that there has been a noticeable increase in the number of convenience
goods retailers in the centre over the past several years, from 14 to 22. The proportion of
convenience goods retailers remains below the national average although the gap between the two
has become smaller. The proportion of comparison goods retailers remains above the national
average although the number of such retailers in the centre has declined in line with the national
trend, reducing from 111 in 2012 to 98 in 2020. Comparison goods retailers, however, still occupy
circa 40% of all surveyed retail units in the town centre.
The number of service uses has increased, from 89 in 2012 to 98 in 2020, and service uses now
occupy the same proportion units in the centre (40%) as comparison goods retailers. The proportion
of service uses in the centre (40%) is now marginally above the national average (39%).
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2. Vacancies
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Over the past several years, vacancies in Chippenham town centre have fallen, from 30 in 2012 to 21
in 2020. Throughout this period the proportion of vacant units in the town centre has remained
below the national average. The majority of vacancies can be found along Market Place, St Mary
Street, Borough Parade and the Causeway.

3. Retailer Representation

Within the convenience goods sector, the largest retailers are Tesco Metro in the Emery Gate, an
Iceland on High Street and a Little Waitrose in Borough Parade. Due to their size, these stores are
generally orientated towards top‐up food shopping and provide an important contribution to the
overall role and function of the town centre. Other convenience goods stores include a health food
store, bakeries, a convenience store and a greengrocer.
The comparison goods sector in Chippenham town centre is a mix of national multiples and local
independents. Most national multiple retailers can be found in Emery Gate and Borough Parade and
along High Street, and include Waterstones, EE, New Look, Clarks, Argos, Poundland, Wilko,
Peacocks and Sports Direct. The centre generally has a high than (national) average proportion of
most comparison goods businesses including clothing/fashion and household goods.
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The service sector in the centre has a lower than (national) average proportion of food and beverage
outlets although it accommodates national multiples such as Café Nero and Costa along with a range
local independent traders. The proportion of banks/building societies and estate agents in the centre
are above the national average as is the proportion of health and beauty businesses

4. Customer Views and Behaviour
Chippenham lies in Zone 22 of the study area and the survey data indicates that convenience goods
stores in the town retain circa 79% of all first choice main food shopping trips. A large majority of
these trips are associated with stores outside of the town centre, although the Tesco Metro store in
the town centre has a 6% share of main food trips. Circa 68% of second choice main food trips are
retained in Zone 22 with the Tesco Metro achieving a 7% market share alongside the town centre
Iceland (2%) and Little Waitrose (1%).
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In relation to comparison goods shopping, the household survey results indicate the following
market shares for Chippenham:
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 Chippenham lies in Zone 22 of the study area and is able to attract one fifth of first choice
clothing/fashion trips from residents living in this zone. Chippenham also attracts one fifth of
clothing/fashion trips from Zone 21 (Corsham). Chippenham’s market share as a second choice
clothing/fashion destination is higher with a 29% share in Zone 22 and 36% in Zone 21.
 The town has a market share of around one quarter of shopping trips for furniture, floorcoverings
and household textiles in Zones 21 and 22 although additional expenditure is drawn from Zones
20 and 23a.
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 Chippenham has a very high market share for DIY/hardware shopping trips in the local area. The
town, primarily due to the B&Q store on Bath Road, retains 90% of trips in Zone 22, 85% of trips
in Zone 21 and 75% of trips in Zone 23a.
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 Chippenham retains around half of all trips amongst Zone 22 residents for electrical goods,
homewares and recreational goods. The town also retains three quarters of first choice shopping
trips for health and beauty goods.
 The household survey also ascertained how residents of Zone 22 utilised Chippenham town
centre. The results indicate that 18% of local residents use the centre for non‐food shopping but
only 8% visit the centre for food shopping. A high percentage of local residents (40%) visit the
centre for window shopping / browsing, whilst 30% visit the centre for financial services and 23%
for health/beauty goods.

In relation to leisure uses, the household survey shows that the Reel cinema on Marshfield Road
attracts a 64% market share amongst Zone 22 residents. This cinema also attracts a 15% share of
trips from Zone 20 (Melksham), 41% from Zone 21 (Corsham) and 36% from Zone 23A (Calne). In
relation to trips lost from Zone 22, these travel to a mixture of Bath, Swindon, Trowbridge and
Bristol (The Venue at Cribbs Causeway).
For trips out in the evening for eating and drinking, 57% of Zone 22 residents regularly visit
Chippenham town centre. The town centre also attracts 5% of trips from Zone 20, 8% from Zone 21
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and 16% from Zone 23A. For daytime eating and drinking trips, Chippenham town centre attracts
60% of trips from Zone 22 residents, alongside 31% from Zone 21, 23% from Zone 23A and 10% from
Zone 23B (Royal Wootton Bassett). This indicates that Chippenham’s food and beverage uses are
more popular during the day than in the evening.
In relation to health and fitness facilities, the most popular facility amongst Zone 22 residents is the
Olympiad Leisure Centre at Sadlers Mead. This has a 54% of all trips from those Zone 22 residents
that use health and fitness facilities and provides a wide offer including a gym, swimming pool,
sports hall and spaces for various types of fitness classes. It is also notable that 22% of Zone 22
residents also use the Springfield Leisure Centre in Corsham. The Olympiad Leisure Centre has a
limited draw beyond Zone 22, with 8% of trips from Zone 21 resident and 3% of trips from Zone 23A
residents.
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For visits to cultural facilities, events and destinations, the survey results show that Bath city centre
is the most popular destination with a 44% share of trips, followed by London (16%) and Swindon
(8%). Bristol city centre also attracts 25% of trips from Zone 22 residents. Apart from a small 5%
market share for Lacock Abbey, Chippenham town centre does not feature as part of the survey
results.

5. Environmental Quality
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Chippenham town centre has a varied mix of building styles, with the area to the south of the river
accommodating a higher proportion of more historic buildings. All of the town centre lies within a
Conservation Area and the overall standard of the built environment in the centre is good. Within
the primary shopping area there is a varied mix of property styles including 2‐3 terraced properties
along the High Street. This part of the centre is characterised by reasonably narrow streets with High
Street semi‐pedestrianised thus creating an attractive environment for town centre visitors.
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To the north of the river the majority of the buildings are post‐war and vary in terms of their
architectural quality. The presence of a greater number of vehicles detracts from the overall
attractiveness of this part of the centre although it is able to still able to provide a positive
contribution to the overall attractiveness of the town centre. Pedestrian movement in this part of
the centre is affected by the dominance of the highway infrastructure affects ease of movement in
this part of the centre.

6. Pedestrian Flows

The highest level of pedestrian flow observed during site visits by Avison Young to Chippenham town
centre was along High Street, which matches the primary shopping frontage definition in the
development plan. Equally strong flows were also observed within the Emery Gate and Borough
Parade shopping areas whilst linkages across the River Avon towards New Road were also high
(aided by the presence of the Bath Road car park). Pedestrian flows to the north of the River Avon
along New Road and links to Hathaway Retail Park are also reasonably strong.
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7. Accessibility
Located in the southern part of the town centre, Chippenham’s bus station on Timber Street is
visited by a number of regular bus services connecting the town to Devizes, Hullavington,
Trowbridge and Swindon. In addition, there are also bus stops on Gladstone Road, New Road and
Bath Road which are visited by services traveling to and from Castle Combe, Corsham Royal Wootton
Bassett and Bristol, along with longer distance cross‐country services to, for example, London.
Chippenham town centre also benefits from a railway station which is located in the northern part of
the town centre. The station is located on the Great Western line and has regular services linking the
town to Bath, Swindon, Bristol, Reading and London Paddington.

 Bath Road – 233 spaces
 Borough Parade – 195 spaces
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 Brakemead – 22 spaces
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In relation to access to Chippenham town centre via private car, the centre has the following off‐
street parking facilities:

 Emery Gate – circa 300 spaces
 Gladstone Road – 38 spaces
 Monkton Park – 90 spaces

 Spanbourn Avenue – 44 spaces
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 Wood Lane – 67 spaces.
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Overall, Chippenham remains a healthy town centre, which has been able to adapt to the on‐going
trends facing the UK retail sector and also the changes in out of centre floorspace in the town. The
town centre has seen falling vacant retail units alongside changes to the comparison goods and
service sectors, which have mirrored the national trend. Given the growing amount of foodstore
floorspace outside of the town centre, the centre will increasingly concentrate upon top‐up food
shopping trips and there is a need to ensure that the High Street and the two purpose built shopping
areas (Emery Gate and Borough Parade) continue to underpin the health of the centre.

8. Focus on Chippenham

The retail study shows that in Chippenham stores across the town attract £199m of convenience
goods expenditure from the study area, which is equivalent to a 6% market share. Table 5a of the
study indicates that around £106m of this total study area derived turnover comes from Zone 22
(the zone in which Chippenham lies) with additional expenditure being drawn from the Corsham and
Calne zones.
Based upon a constant market share over the assessment period, and taking into account the
influence of internet shopping, the study indicates that there will be a ‘surplus’ level of convenience
goods expenditure at 2020 of £22.7m, falling to £15.1m in 2025 and £17.5m in 2030. Based upon an
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indicative sales density of £12,000/sq m28, this is equivalent to a capacity for net additional
floorspace capacity of 1,888sq m net at 2020, 1,254sq m net in 2025 and 1,451sq m net in 2030. It
should be noted that, at the time of preparing this report, there are current (undetermined)
planning applications for ALDI and Lidl stores in Chippenham. Should one of these applications be
approved then this would soak up generally all of the forecast quantitative capacity over the
assessment period.
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Theeretail study identifies that Chippenham has long had a good range of convenience goods
floorspace across the whole town. Over the past three decades this provision has been dominated
by the Sainsburys and Morrisons supermarkets which are located on the western and northern
edges of the town respectively. They draw from a wide area and have traditionally been the
dominant main food shopping destinations. The town centre has a modest‐sized Tesco along with a
selection of local independents, an Iceland and a Little Waitrose store. Over the past couple of years
these stores have been joined by an ALDI store at Langley Park and a Lidl store at Hungerdown Road.
This now gives Chippenham a good range and choice of provision albeit skewed towards stores
outside of the town centre. The strength in the quality of the convenience offer in the town is
supported by the results of the household survey commissioned the retail study which show three
quarters of first choice main food trips and three quarters of top‐up trips being retained in Zone 22.
This is reinforced by the attraction of main and top‐up food shopping trips from surrounding
areas/settlements.
Overall, therefore, the retail study did not consider that there is a case for the Council to plan for
new convenience goods provision in Chippenham. Opportunities to re‐dress the balance between
the town centre and out of centre locations should, however, be explored and will discussed in the
following site assessment section.
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For comparison goods floorspace the retail study indicates that stores across the town attract circa
£256m of comparison goods expenditure from across the study area. The retail study makes a small
allowance equivalent to 3% of study area expenditure flowing into Chippenham and also adjusted
the market share to allow for the changing influence of shopping via the internet, giving a total
turnover potential of £239m. There are no significant comparison goods floorspace commitments to
be taken into account in the analysis and therefore the retail study identified there is the potential
for an additional 1,632sq m net floorspace by 2025, falling to 1,306sq m net by 2030.

In terms of the qualitative aspects of comparison goods floorspace provision, Chippenham town
centre (as defined by Experian GOAD) has around 25,700sq m (gross) floorspace which means that
this retail sector occupies around of all retail floorspace in the centre. This figure does include
Hathaway Retail Park which lies in the secondary frontage and is within walking distance of the
primary shopping frontage. In addition to this amount of town centre floorspace, the amount of out
of centre comparison goods floorspace located outside of the town centre is circa 13,750sq m
(gross). Whilst it may be suggested that recent new comparison goods retailers located outside of
the town centre, such as Next, TK Maxx and B&M could be an influence/threat over its future health,
the retail study suggests that they have provided significant additional choice and competition and
have allowed some retailers to locate in Chippenham that would not have had the opportunity to
otherwise do so and the town centre has been able to increase its comparison goods turnover.
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Looking now towards whether Chippenham has either a qualitative need for improvement or
whether it can make a qualitative improvements, beyond those already achieved over the past
decade, the retail study considers that this is likely to be challenging on the basis of: (A) the current
state of the UK non‐foods sector and a general reluctance by a number of retailers to open new
stores /expand existing floorspace; (B) the improvements that have already been made in recent
year may comprise a natural limit for what the town can achieve (in terms of improvements) in the
short to medium term; and (C) the continuing influence of larger competing destinations such as
Bath, Bristol, Swindon Outlet Centre and Cribbs Causeway which will inevitably continue to draw
some trips of comparison shopping trip away from the Chippenham catchment.

9. Caveat – Impact of the Pandemic
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It should be noted that the retail study was undertaken using data and economic projections
released before the COVID‐19 outbreak; which has the potential to affect the retail and leisure
sector in the following ways:
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 The current effect on the café, restaurant, bar and pub sectors has been significant with most
commentators suggesting that these sectors are likely to be the ones which take longest to
recover simply due to the nature of how people use these businesses. At the time of finalising the
retail study, the UK had ended the first phase of ‘lockdown’ although a second period was
underway in November 2020. However, even when ‘lockdown’ measures can be eased in the
future, the likely need for continued social distancing measures in pubs, bars, cafés and
restaurants in the short term may well affect the operation and efficiency of these businesses
and annual turnover levels. The need to support existing businesses is a key reason why the retail
studies quantitative assessment for food and beverage uses includes an allowance for part of the
growth in food/beverage expenditure to be assigned to protect existing businesses.
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 The implications of the current COVID‐19 situation are such that some people will use town
centres in different ways in the future and may be inclined to visit the town centre and pubs,
cafes, bars and restaurants less. This is likely to require monitoring by the Council over the next
two years in order that the town centres strategy in the Local Plan can respond to any material
shift in behaviour.

 One initial noticeable change which has emerged between March and May 2020 has been for
‘traditional’ sit‐down cafes and restaurants to divert their attentions to home delivery and/or
customer collection. This has, in part, been enabled by a temporary change in secondary
legislation to allow cafes and restaurants who normally operate under Class A3/4 consents to
move towards a more dominant Class A5 take‐away role (in order to support the continued
operation of the business). Should (A) this trend continue, and (B) central government extend the
relaxation of the current land use class rules, then it is quite possible that there will be a forecast
shift in per capita expenditure between the different food and beverage categories. Indeed, this
may add to a trend which is already emerging whereby some high street businesses, such as
estate agents and food/beverage delivery providers, have realised that they can operate their
own business in same efficient (or perhaps even more efficient, and cost effective manner) via
either home‐working or use of commercial premises on industrial estates.
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10. Sites identified as having potential to contribute to retail‐led regeneration
(a) Bath Road car park
The study identifies that there has been a long‐standing aspiration by Wiltshire Council (and the
former North Wiltshire District Council) to redevelop the Bath Road car park and adjacent Bridge
Centre site for main town centre uses.
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Bath Road car park, Chippenham
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Th Bath Road car park site has been identified several years ago as a sequentially preferable location
for a supermarket in Chippenham, although no formal proposals were ever submitted.
Subsequently, the Council entered into an agreement with ING to investigate an alternative form of
redevelopment proposal. This proposal was salient to the consideration of the sequential test in
relation to out of centre retail proposals on Bath Road although the Council / ING project did not
progress to any formal planning applications.
Whilst the Bath Road car park and the adjacent Bridge Centre site lie within Chippenham town
centre, and they have previously considered (on two occasions) for retail‐led development, the retail
study considers that they now are not appropriate locations for large scale retail floorspace. The
retail study considers that any proposed redevelopment of the car park element will need to
consider whether removal of parking capacity will have an harmful effect upon the attractiveness of
the town centre (which clearly should be avoided) and should redevelopment become a possibility
then a mix of small scale active commercial ground floor frontages on Bath Road along with
residential, replacement parking and possibly some commercial accommodation are, according to
the retail study, likely to make the best positive contribution to the health and attractiveness of
Chippenham town centre.
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(b) The Mill House, Methuen Park & Magistrates Court sites

D
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The study also identified The Mill House and former Magistrates Court as potential sites, as
illustrated on the maps below. Both of these sites lie outside the town centre and since the retail
study was produced, have both been granted planning permission for retail development; there is
now an Aldi store on the Mill House site (19/04609/FUL, granted September 2020) and a Lidl on the
former Magistrates Court site (19/11732/FUL, granted October 2020).
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(c) Land at Chippenham Riverside (Rawlings Green)
The retail study also makes reference to Land at Chippenham Riverside, which at the time of the
retail study was subject to an undetermined planning application for a residential‐led mixed use
development which included a local centre focused upon Class A1, 2, 3, 4, B1, D1 and D2 land uses.
Outline approval was granted for this development in January 2017. The retail study recommended
that any planning permission granted for the Rawlings Green site had a restriction on the type and
amount of retail and main town centre uses, so as not to compete with the town centre.

11. Policy recommendations

T

In relation to the new NPPF (2019), one of the most notable changes in relation to town centre
policy is the removal of the direct requirement to define primary and secondary frontages, with
reference now only being made to town centre and primary shopping area boundaries. The updated
version of the NPPG does still include reference to primary and secondary frontages although it gives
local authorities discretion as to whether they need to define such frontages:
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“Authorities may, where appropriate, also wish to define primary and secondary retail frontages
where their use can be justified in supporting the vitality and viability of particular centres”.

In Avison Young’s view, the recent trends in town and city centres across the country have clearly
prompted the changes in the latest version of the NPPF, with an acknowledgement that a wider
range of uses can support the vitality and viability of town centres.
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This trend has been intensified by the impact of the COVID‐19 epidemic, which has the potential to
affect a range of town centre uses, including retail, food/drink and leisure uses. For example, retail
and leisure uses may not be able to operate at the same capacity as pre‐COVID levels and this will
affect turnovers and floorspace efficiency.
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In light of these events, and whilst there is hope that the health of high streets will make a speedy
recovery after the events in the first part of 2020, there is a need to rebalance the suite of land uses
in town centres in order to ensure that a wider range of opportunities exist to visit, work and live in
town centres.
The impact of the COVID‐19 pandemic has intensified this direction of travel and has led, in July
2020, to the government introducing significant changes to the use classes order. In summary these
introduce an amalgamation of certain retail, service, leisure and office use classes into a single Class
E. This will transform how the pattern of land uses in town centres are considered and managed,
leading to the need to consider how local authorities will now need to formulate town centre and
main town centre use development management policies.
Even before the outbreak of the COVID‐19 pandemic in the UK, there has been an emerging trend
away from the traditional primary and secondary retail frontage definitions. Even leaving aside the
effects of COVID‐19 and the government’s most recent response, our advice to the Council would
have been to delete these frontage definitions.
Whilst at the present time national policy requires Local Plans to define primary shopping areas and
town centre boundaries, the retail study can see some potential inconsistencies between the
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definition of primary shopping areas in the NPPF (2019) and the rationale behind the new Class E.
Therefore, this aspect should be kept under review as the preparation of the Local Plan Review
progresses.
In relation to proposals outside of defined ‘town centres’, the retail study has re‐visited the
recommendations of the 2015 Retail Review and consider that they remain appropriate and in line
with current national planning policy apart from the need to remove the reference to offices from
the impact assessment test. Avison Young continue to recommend that the supporting text to this
edge/out of centre policy includes the recommendations set out in the 2015 Retail Review in order
that (A) potential applicants for this type of proposal are fully informed as to the requirements of the
Council for planning applications and also how the Council will approach the assessment of their
planning applications.

T

12. Retail Impact Assessment Threshold

AF

The current threshold for the use of the impact assessment in Core Policy 38 of the Core Strategy for
retail and leisure development located outside of defined ‘town centres’ is 200sq m gross. This was a
recommendation of the 2011 Study and was accepted as part of the Examination of the Core
Strategy document. The 2015 Retail Review did not provide any further advice on the impact
threshold.
The retail study considers that a threshold of 200sq m gross for retail proposals involving the
potential sale of convenience goods should be retained for all centres in Wiltshire. This should apply
to new stand‐alone retail floorspace, proposed extensions to existing stores and applications to vary
the range of goods to be sold from existing floorspace.

R

13. Summary

The retail study identifies that Chippenham remains a healthy town centre, which has been able to
adapt to the on‐going trends facing the UK retail sector and also the significant changes in out of
centre floorspace in the town.
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The town centre has seen falling vacant retail units alongside changes to the comparison goods and
service sectors, which have mirrored the national trend. Given the growing amount of foodstore
floorspace outside of the town centre, the centre will increasingly concentrate upon top‐up food
shopping trips and there is a need to ensure that the High Street and the two purpose built shopping
areas (Emery Gate and Borough Parade) continue to underpin the health of the centre.
In relation to the need for convenience goods floorspace, the retail study found that there is modest
capacity for net additional floorspace. The Retail Study commented that should the Council permit
either or both the ALDI and Lidl foodstore application, then the available quantitative capacity would
be eliminated; as noted above, both these applications have since been approved and the stores
built out.
For comparison goods floorspace in Chippenham, the retail study does not consider that there is a
requirement to plan for net additional floorspace over the plan period. The town has seen
considerable change and growth in out of centre retail floorspace over the past decade and whilst
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this does not appear to have fundamentally affected the health of the town centre in the short term,
the retail study considers that the overall retail offer of the town is sufficient not to plan for any net
additional floorspace.
In terms of new town centre redevelopment opportunities, the Bath Road car park and adjacent
Bridge Centre site remain the most obvious opportunity to introduce new land uses into the town
centre. This area has long been discussed and assessed in terms of the ability to provide new retail
and leisure floorspace although various proposals over the past dozen or so years have not come to
fruition which are in part, due to the ability to provide out of centre comparison goods retail units.
This area should, remain an identified opportunity although any redevelopment potential will be
dependent on: (A) the effect upon car parking capacity in Chippenham town centre; (B) a wider
range of land uses being considered (moving away from a retail‐led redevelopment in favour of a
more balanced mixed use scheme involving residential uses).

T

Document 3. Wiltshire Local Plan transport review 2021
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The Wiltshire strategic transport model was reviewed to confirm the model’s capability and
robustness throughout the process. This review focussed on ensuring that the transport networks in
the settlements subject to detailed assessment (Chippenham, Salisbury and Trowbridge) accurately
reflect actual base 2018 conditions.
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Chippenham has been identified as having the potential for significant growth to meet future
housing needs. The road network is congested with ‘bottlenecks’ in and around the town centre.
Previous work has shown that any meaningful growth would require a new Eastern Distributor Road
(EDR) connecting the east of the town to the A350 to the north. It demonstrated a threshold for a
new EDR would be 400 new homes above the current Chippenham Site Allocations Plan (CSAP). This
means that 5,100 new homes, identified in the Local Plan Review, would trigger the need for the
new road. Without this access, it is expected there would be considerable capacity constraints and
congestion and delay through the town centre.
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The study shows that with the prospective Local Plan growth there would be significant increases in
congestion.
The CSAP identified a preferred arrangement would be for the EDR to follow a route from the A4
east of Pewsham to the A350 Malmesbury Road roundabout, to the north of the town. The delivery
of 5,100 homes in Chippenham would necessitate the delivery of this route to the north of the town,
which would address many of the congestion issues in the town centre. However, this would not
tackle all the impacts resulting from an additional 5,100 dwellings.
There would still be several challenges: significant congestion problems on the A4 to the east (due to
traffic routing via the A4, A342 and A3102 towards Melksham), residual issues in the central area
and constraints on the A350 and A4 west. The Do‐minimum scenario therefore introduces a more
comprehensive solution. This would require an EDR (a northern link from the A4 at Pewsham to the
A350 Malmesbury Road roundabout) and a new Southern Distributor Road (to connect from the A4
at Pewsham to the A350 at Lackham Roundabout).
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A Southern Distributor Road (SDR) provides a route between the A4 and A350 corridors which avoids
the town centre. An SDR is further justified, as advised by Wiltshire Highway Authority, to ensure
that the scale of development proposed in Chippenham has access to two principal corridors to
avoid point loading detrimentally affecting the strategic use of either corridor
(a) Do‐Nothing and Do‐Minimum infrastructure assumptions
The core transport schemes in the Do‐Nothing scenario
includes:
 junction improvements across the town
 dualling of the A350 from Malmesbury Road to the A420 Bristol Road roundabout (this is already
open to traffic)
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 dualling of the A350 on the approaches to the A4 Bath Road roundabout (this is already open to
traffic)
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 a new road connection from the A350 Malmesbury Road Roundabout to B4069 Maud Heath’s
Causeway in the north of the town (currently under construction)
 a new connection to the A350 from Showell Farm.
(b) Main traffic flow changes
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Traffic is expected to increase primarily along the A350 corridor, particularly around Chippenham
with an additional 300‐600 passenger car units (PCUs) per hour two‐way. There is also expected to
be an increase of 200‐250 PCUs per hour in each direction on the A4 east of Chippenham. The other
main strategic routes across Wiltshire (A303, A36 etc.) are expected to carry an additional 100 PCUs.
(c) Walking and cycling mitigation measures
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Key walking and cycling routes have been identified in each of the three principal settlements;
Chippenham, Trowbridge and Salisbury. The proposed radial corridors all serve the inner urban areas
including the main attractors: schools, employment, town centres and railway stations. The
measures include fully segregated cycle routes, advisory lanes and pedestrian/toucan crossings.
In Chippenham, a crossing of the River Avon, at the south end of Charter Park, would provide
pedestrians and cyclists in the preferred sites east of Chippenham with a more direct route to the
western side of Chippenham.

(d) Rail strategy
It is likely to prove challenging to increase the frequency of rail services in response to the Local Plan.
The approach is instead to improve access to the main rail hubs in Chippenham, Trowbridge and
Salisbury. These are the busiest stations: they collectively accommodate well over half of all rail
passengers in Wiltshire and offer the most frequent and widest destination choice connections.
The number of people who board trains at the stations is not in proportion to the population of each
town. For example:
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Chippenham has 15,000 households with annual rail patronage at the station of 1.9 million
passengers (with services to Bristol, Bath, Swindon, Reading and London).
(e) Bus strategy
The main locations of growth are on the A350 corridor: Chippenham, Melksham, Trowbridge and
Westbury, towns that are likely to support more than half of Wiltshire’s prospective Local Plan
growth.

(f) Mitigation recommendations
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There are currently low levels of bus patronage on the A350 corridor. However, the focus on growth
in the A350 corridor provides the opportunity to maintain the viability of bus services along the
corridor. The focus of the strategy is therefore to improve access to Chippenham and Trowbridge
town centres through a combination of active travel measures (previously described) and
improvements to bus provision. Developers should be required to contribute funding for
enhancements to services and supporting infrastructure.
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Five key bus corridors are recommended as priorities for investment (currently served by different
routes):
 Chippenham east (Route 44M)

 Chippenham south‐east (Routes 33, X33, 55, 55A, X10)
 Chippenham west (Routes X10, X31, 35, 44)

 Trowbridge north‐east (Routes X34, 49, X49, 68)
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 Trowbridge south‐east (Routes D1, 87, 87A)

The corridors in Chippenham connect new development south and east of the town to destinations
including the town centre and railway station. Bus services in Chippenham currently have the worst
reliability of all services in Wiltshire, which must be addressed.
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Between Chippenham, Melksham and Trowbridge, services could also potentially provide a more
attractive mode of travel between the towns as an alternative to the private car.

Potential improvements on the five corridors could include:
 improvements to passenger waiting facilities at stops and interchanges

 real time information at key bus stops and interchanges
 increased number of services
 diversion of existing services to serve new housing sites
 investigation of potential dynamic demand responsive transport (DDRT) solutions
 potential for additional bus depots to be provided within Wiltshire to help improve service
efficiency.
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(g) Assessment of highway interventions
At Chippenham, it has been established that major infrastructure will be required to unlock strategic
housing development. The previous Chippenham Site Allocations Plan (CSAP) established the
requirement for a new Eastern Distributor Road, connecting around the north of the town from the
A4 east of Pewsham to the A350 at Malmesbury Road. The analyses in this study have also
established the requirement for a new Southern Distributor Road, connecting around the south of
the town from the A4 east of Pewsham to the A350 at Lackham Roundabout.
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In addition, the planned mitigation at Chippenham includes the existing proposals for Phase 4 & 5
improvements to the A350 Chippenham Bypass, as a major improvement to the Major Road
Network. This major infrastructure, together with complementary measures to promote mode shift
to walking, cycling and public transport for local journeys, will be critical in mitigating the impacts of
strategic development in the town.

Document 4. Wiltshire Level 1 Strategic Flood Risk Assessment (SFRA),
May 2019
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The Severn River Basin District is subdivided into ten catchments, with the Bristol Avon & North
Somerset Streams catchment covering the north west of Wiltshire including Bradford on Avon,
Chippenham and Trowbridge.
(a) Surface Water Flood Risk
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Research undertaken by Defra in 2009 at a national level reported that 16,000 properties within
Wiltshire may be susceptible to surface water flooding. This led to three settlements initially being
selected for a Surface Water Management Plan ‐ Chippenham, Trowbridge and Salisbury. These
included detailed surface water risk modelling, however this information is now outdated and has
been superseded by the surface water mapping developed as part of this SFRA. Further settlements
are likely to be considered at a later date.
(b) Groundwater flooding

D

In the northern part of Wiltshire, areas at risk of flooding from groundwater generally correspond to
a limestone bedrock geology. Settlements within or close to areas of high groundwater flood risk
include Chippenham, Calne, Melksham and Trowbridge. High groundwater flood risk around
Cricklade corresponds to the superficial deposits of sand and gravel.
The Main River within Chippenham is The River Avon. A large section of the river, within the town
centre, has defences which include walls, gabions and river bank walls. Away from the river, there is
an embankment area which serves to protect an area of the town. Within Chippenham, there is also
Ladyfield Brook (west) and Hardenuish Brook (north) which are both lined with walls as a form of
flood defence.
(c) SuDS Suitability

SuDS can be integrated into the design of all new development within Wiltshire. The effectiveness of
SuDS within a site is defined by site characteristics including (but not limited to) topography,
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geology, soil permeability, water table, existing water flows across the site, land ownership and
extent of site coverage necessary to effectively manage surface water runoff and drainage.
Site characteristics can vary greatly over small areas and therefore each site should be individually
investigated to ensure suitability of the proposed infiltration technique.
Opportunities for SuDS in densely urbanised areas of Wiltshire such as Salisbury and Chippenham
may appear limited. However, there are a range of suitable, space‐efficient options for managing
surface water, such as green roofs, rainwater harvesting systems, rills and permeable paving, which
can provide benefits in terms of efficient use of water resources, amenity, biodiversity and overall
water quality.
(d) Surface water (pluvial) flooding
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Climate change is predicted to increase rainfall intensity in the future by a range of between 20%
and 40% (the recommended national precautionary sensitive range for 2085 to 2115). This will
increase the likelihood and frequency of surface water flooding across the entire county, however it
is likely to particularly affect impermeable urban areas that are already susceptible such as Salisbury,
Trowbridge and Chippenham.
Summary of measures in the Severn River Basin District that cover Wiltshire and are in Chippenham:
ACT993

Chippenham,
Wiltshire

BA/EA/Chippenh
am/radial gate

Investigate
options for
replacing radial
gate

EA
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Document 5 Wiltshire Employment Land Review 2018, Hardisty Jones
Associates (available from: Local Plan Review consultation ‐ Wiltshire
Council)
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In Chippenham, total jobs are up slightly since 2009. There is a high concentration of Public
Administration & Defence jobs. Recent investments include ongoing expansion by Good Energy at
Monkton Park, a new purpose built HQ for Woods/Valldata on the last undeveloped site on the
Bumpers Farm Estate, Expolink’s move to a larger building at Greenways, Wincanton’s occupancy of
the former Herman Miller facility, and Wavin Group’s major factory and stockyard expansion. There
is virtually full occupancy of sites/premises, and businesses report a shortage of availability.
In the A350 Functional Economic Market Area, the potential supply (excluding sites that are un‐
allocated or at high risk of non‐delivery) is just above the range of potential demand scenarios. The
market is interested in Chippenham, and there is scope for more land to be allocated here, as well as
at Melksham and Corsham.

Globally competitive sectors identified by DIT in the local area are Swindon as a back‐office location
for financial services, which is more attractive with the electrification of the mainline rail link to
London. Chippenham could also be an attractive location, although it has less profile than Swindon.
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There is potential for new employment land allocations at Marlborough, Malmesbury, Chippenham,
Melksham, Corsham, and Salisbury, because there is forecast demand but insufficient supply in
these areas.
(a) Built up Areas (BUAs)

Most BUAs have employment spread over a number of sectors, but some have particularly notable
concentrations of employment including Public Administration & Defence in Chippenham and
Trowbridge.
(b) Industrial employment space

(c) Warehouse and logistics space
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The largest amount of industrial employment space (over two‐thirds of the Wiltshire total), is
located in the A350 FEMA. The BUAs with the largest amounts are Melksham (13%), Trowbridge
(9%), Devizes (8%) and Chippenham (7%).

(d) Office space
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Over 60% of all warehouse and logistics space in Wiltshire is located in the A350 FEMA. Hawke Ridge
accounts for 21% of total industrial availability within the A350 FEMA. However, the greatest local
concentration in any BUA is in Royal Wootton Bassett (6%), followed by three BUAs in the A350
FEMA ‐ Chippenham (6%), Melksham (6%) and Westbury (6%).

As with other categories of employment space, the A350 FEMA has the largest amount of office
space – 62%. However, Salisbury is the BUA with the largest amount of office stock (16%), followed
by three in the A350 FEMA ‐ Trowbridge (15%), Corsham (12%) and Chippenham (11%).
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(e) A350 FEMA

D

Some 10% of the industrial and warehousing stock, i.e. 188,000 sq m, is currently available in the
market. Historic take‐up has been around 18,000 sq m per year, so there is more than 10 years’
worth of take‐up available. This is a significant amount of available space, both in absolute and
relative terms, at a FEMA level. The asking rent is £66 per sq m, which is less than in the
M4/Swindon (Wiltshire) FEMA. However, anecdotal evidence suggests that there is insufficient
supply in some places, especially in Chippenham.
(f) Identified sites

(i) Hill Corner, Chippenham

This is an employment site as part of a residential‐led development, with 2.5 Ha of employment
space. Outline planning permission is in place, although there is no apparent marketing of the site.
The Employment Land Review advised that Wiltshire Council should consider the policy and
development management levers that it has to encourage the delivery of employment on the site.
The Review also states that Wiltshire Council should consider working with the developer to
encourage employment development on the site, including the potential for: support with
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marketing; and lobbying others (including the Swindon and Wiltshire Local Enterprise Partnership) to
secure support and resources for this development.
The Review comments that the Council may also want to consider the potential for direct
involvement in the development (e.g. through the delivery of a TEN enterprise centre or TEN light
industrial business park) in order to deliver an initial phase of development to help unlock additional
and follow‐on employment growth. Further information on potential interventions to support site
delivery can be found in Chapter 7.
(ii) Methuen Park, Chippenham

This is a prominent site in an important business location. The site is about 1.3 Ha of a 9 Ha
employment site, with the rest of the site having been built‐out. Although allocated for employment,
applications have been submitted for change of use to residential, which have been refused.
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The Employment Land Review advised that Wiltshire Council should consider all steps to retain this
site for employment use, because it is one of Wiltshire’s highest quality business parks, and is
therefore of considerable importance to the local economy. Inappropriate development on this
business park (such as residential) could harm the vitality of the employment site and its occupiers.
The Review goes on to say that Wiltshire Council should engage with the site owners to offer
support to develop the site for employment uses and that the Council may also want to consider the
potential for direct involvement in the development (e.g. through the delivery of a TEN enterprise
centre or TEN light industrial business park).
(iii) Showell Farm, Chippenham
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Currently a greenfield site, with scope for around 18 Ha of employment land. There is outline
planning permission in place for employment development.
The Employment Land Review advises that Wiltshire Council should consider the policy and
development management levers that it has to encourage the delivery of employment on the site.
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Wiltshire Council should consider working with the developer to encourage employment
development on the site, including the potential for: support with marketing; and lobbying others
(including the Swindon and Wiltshire Local Enterprise Partnership) to secure support and resources
for this development.
The Review also suggests that the Council may also want to consider the potential for direct
involvement in the development (e.g. through the delivery of a TEN enterprise centre or TEN light
industrial business park) in order to deliver an initial phase of development to help unlock additional
and follow‐on employment growth. Further information on potential interventions to support site
delivery can be found in Chapter 7.

(iv) Chippenham Gateway, M4 J17

The Employment Land Review identified land at J17 of the M4 as having potential for approximately
30 ha of development. However, outline planning approval has since been granted in August 1018
(17/03417/OUT) for the erection of up to 1,000,000 sq ft of Class B8 (storage and distribution)
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employment space and associated infrastructure. and there have since been subsequent reserved
matters applications.
(v) South of Pewsham Way, Chippenham

This is an undeveloped farm site of around 100 Ha, with just over 10 Ha of potential employment
land. The site has no planning status, and no recent planning applications.
The majority of the site is in Wiltshire Council ownership. The Review advises that the Council should
consider whether all or part of this site should be allocated in the review of the Local Plan. It would
appear to be a suitable scale and location but requires further investigation alongside other
alternatives that might be being promoted
(g) Viability
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Office development is generally only viable on a pre‐let basis in strong locations with good
infrastructure and services provision, such as Chippenham and Salisbury
(h) In summary
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The indicative demand scenarios suggesting potential distributions across the BUAs and rural areas
show that the greatest level of demand is likely to be in Chippenham, Trowbridge and the rural part
of the FEMA. Under the Market Driven Scenario and Public Policy Scenario for distributing growth,
there is greater demand in Chippenham. The Public Policy Scenario for distributing growth suggests
significant growth in Trowbridge, as does the purely housing driven Scenario (Scenario 6). Whilst
there are potential sites in both Chippenham and Trowbridge, there is a case for further allocations
here to ensure that there is a choice of sites for occupiers.
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Although the precise matching of demand and supply at the BUA level is not advocated, the demand
and supply in Wiltshire’s principal towns is considered, of which Chippenham and Trowbridge are
located in the A350 FEMA. Over the Local Plan period, there is demand for between 12 Ha and 25 Ha
of employment land in Chippenham, and there is a current supply of 29 Ha in the Chippenham BUA.
In Trowbridge, the demand for employment land is up to 28 Ha over the Local Plan period, and the
supply only just meets this, with 15 Ha available in the first five years of the plan period, and 33 Ha
available over the whole Plan period. Therefore, there is potential need for new site allocations at
Trowbridge.
In the A350 FEMA, there is a potential match of site supply and forecast demand across the plan
period. In the first five years of the plan period, there is an excess of supply over demand. New
allocations should be considered in Chippenham, to meet both market demand and public policy
aspirations, and in Melksham, (where the highest forecast demand scenario is more than double the
currently available supply),Trowbridge, and Corsham.
In particular, allocations should be sought at Marlborough, Malmesbury, Chippenham, Melksham,
Corsham, Trowbridge and Salisbury
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Document 6, Housing Land Supply Statement April 2019 (published Dec 2020)
(available from: Monitoring and Evidence ‐ Wiltshire Council
This document outlines the housing land supply across Wiltshire including Chippenham. It is dated
as of April 2018 so is now 4 years out of date but is the most up to date statement published by
Wiltshire council. This identifies that ‘in the North and West Wilshire HMA the housing supply
shortfall is to be met across the remaining years of the plan period (known as the ’Liverpool’
approach), in line with the Wiltshire Core Strategy Inspector’s considerations in December 2014. This
approach remains appropriate to allow the strategic sites in this HMA to come forward' (para 6.6).

Document 7, Housing Land Availability (April 2017)
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The housing land availability report (HLA) monitors housing development according to the housing
requirements in the Wiltshire Core Strategy (adopted January 2015).
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This identifies that in the north and west Wiltshire HMA, net delivery from 2006 to 2017 (1 April
2017) has been 94.82% of the annualised requirement of the Wiltshire Core Strategy.

Document 8, Strategic Housing and Employment Land Availability
Assessment (SHELAA) – Appendix 5.4 Chippenham Community Area
(July 2017)

R

The Strategic Housing and Economic Land Availability Assessment (SHELAA) provides information on
a range of potential housing sites and sites for other uses which gives an indication of how
development requirements could potentially be met on the ground.
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Paragraph 68 of the National Planning Policy Framework (NPPF 2021 version) requires local planning
authorities (LPAs) to prepare and make available such information to establish realistic assumptions
about the availability, suitability, and the likely economic viability of land to meet the identified need
for housing over the plan period".
It is important to note that whilst the SHELAA identifies potential sites, it does not allocate them for
development or add weight to the site for the purpose of decision making on a planning application.
The allocation of future sites for development will only take place through statutory plan processes
(e.g. Local Plan, neighbourhood plans) which undergo public consultation and examination.
The SHELAA provides a number of sites that have been submitted to the council to consider for
allocation within the development plan. Sites in Chippenham submitted are:
 Land North of A350 West Cepen Way Chippenham Wiltshire SN14 6YG
 Land at Baydons Lane Chippenham
 Allington Special School
 Works Site, Cocklebury Road

43

 Foundary Lane, Chippenham
 Hygrade Foods a Division of Tulip Ltd
 Land South of Pewsham
 Middlefields Training Centre & 357 Hungerdown Road
 Land to the South West of Abbeyfield Secondary School
 Land at West Chippenham ‐ Part A
 Land at West Chippenham ‐ Part B
 Land at West Chippenham ‐ Part C & D

 Forest Farm, Chippenham
 Westinghouse Sports Ground, Chippenham
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 Land at East of Chippenham (506a)
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 Land at Patterdown and Rowden

 Land at North East Chippenham, bet Malmesbury Rd
 Land to the North of Barrow Farm

 Land North of Chippenham ‐ additional land north of SHLAA 626
 Lane South of Pewsham Way
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 Westmead Depot

 Patterdown / Rowden

 Hill Rise / Greenway Court
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 Redlands Patchway
 Sheldon Road

 Parklands, Malmesbury Road
 BLUEBELL LODGE RESIDENTIAL CARE HOME, FOREST LANE, CHIPPENHAM, WILTSHIRE, SN15 3QU
 Land at Frogwell and Lords Mead, Chippenham, Wiltshire, SN14 0DJ
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Document 9, Swindon and Wiltshire Local Housing Needs Assessment,
ORS, 2019
Opinion Research Services (ORS) was commissioned by Wiltshire Council and Swindon Borough
Council to prepare a Local Housing Needs Assessment (LHNA) to identify the minimum Local Housing
Need (LHN) for the local planning authority areas using the standard method set out in Planning
Practice Guidance (PPG); and to establish the distribution between the Housing Market Areas
(HMAs) within the combined area. The study also considers the possible justification for any increase
to the minimum LHN figure for plan‐making purposes.
This study updates the previous Swindon and Wiltshire Strategic Housing Market Assessment
(SHMA) prepared by ORS and published in June 2017.
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Since the publication of the 2017 SHMA report, there have been significant changes to Government
policy and new data has also been published. Analysis within the 2017 SHMA will continue to
provide useful evidence as much of the data relates to structural trends (such as an aging
population) which are likely to continue; however, it is now appropriate to review the Housing Need
for Swindon Borough and Wiltshire based on more up‐to‐date evidence using analysis that reflects
current national policy.
This LHNA considers how Local Housing Needs relate to the needs of different Housing Market Areas
and considers the relationship between the minimum LHN (based on the standard method set out in
PPG) and the forecast employment growth that was identified by the 2017 Economic Development
Needs Assessment (EDNA) for Swindon and Wiltshire that was prepared by Hardisty Jones Associates
(HJA).
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(a) Setting the baseline

The PPG states that the CLG 2014‐based household projections should be used to set the baseline
household growth for the local authority area over a 10‐year period.
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These projections identify 212,190 households for Wiltshire at the start of the current year
(2019/20) increasing to 227,162 households over the 10‐year period to 2029.

This yields an overall increase of 14,972 households over 10 years, equivalent to a projected average
annual household growth of 1,497 households per year.

It then applies an uplift for affordability of 36.38% to the annual household growth of 1,497
households per year yields an annual housing need of 2,042 dwellings.
The minimum Local Housing Needs figure for Wiltshire in 2019/20 is 2,042 dwellings per year.
Based on these calculations, this Local Housing Need Assessment uses a minimum Local Housing
Need figure of 1,040 dwellings per year for Swindon Borough and 2,042 dwellings per year for
Wiltshire.
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(b) Capping the level of any increase
a. the uncapped LHN figure identified in step 2 = 2,042 per year; or
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b. the average annual housing requirement figure set out in the most recently adopted strategic
policies (2,100 per year) with a 40% uplift applied = 2,940.
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When considering the factors that could justify an uplift to the LHN, one of the most important is
ensuring that the number of new homes takes account of changes that are anticipated in the local
economy as well as population trends. Each settlement has different economic strengths and
weaknesses, and these are a planning consideration which could mean that different HMAs have
different prospects for growth. The LHND therefore looks at whether a housing number that is
higher than the LHN may to be considered for each HMA, and what alternative figure may be
justified for the next steps of plan preparation
When considering the distribution between housing market areas, in summary the study concludes
for Chippenham HMA that between 16,900 and 20,400 dwellings overall, equivalent to 845‐1,020
dpa on average over the 20‐year period. This compares to an OAN of 22,250 dwellings identified by
the previous SHMA;

Whilst some of the differences between the current figures and the 2017 SHMA are due to changes
in the boundaries of the “best fit” HMAs (which now align to Community Area boundaries within
Wiltshire), differences in assumptions relating to migration and the uplifts applied to the household
projections have also had a notable impact.
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Document 10, Swindon and Wiltshire Joint Spatial Framework ‐ Chippenham
Housing Market Area – Individual Settlement and Housing Market Area
Profile consultation document (Nov 2017)
(a) Infrastructure

T

Transport: Measures in the Chippenham Transport Strategy were refreshed alongside preparation of
the Chippenham Site Allocations Plan. These include Cocklebury and Northern Link Roads to the
A350. Preparation of the Plan also modelled the relative merits of different routes for new roads
linking the A4 to the A350 (to the south and east). A traffic study concluded an eastern link road to
be the ‘key piece of highway infrastructure that is required to unlock the development potential of
the town’. Separate measures also involve further dualling of the A350 and improvements to
Junction 17 of the M4. There is good scope for modal shift through improved walking, cycling and
public transport.
Schools: Growth would need to involve allocations large enough to provide new primary provision.
There is however some capacity and plans for a further secondary expansion at Abbeyfield School.

AF

Water Network: Wessex Water states that assets are predicted to require investment to improve
capacity between 2025 and 2036.
(b) Settlement Strategic Issues
Key findings

 The town has significant potential for economic growth. A new road linking the A4 to the A350
would help considerably toward realising it.
Housing development has been well below anticipated rates, largely because there has been no
land identified for development for much of the plan period.
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 The town is relatively unconstrained compared to other settlements, but urban expansion might
threaten the separate identity and character of nearby villages.
(c) Issues

 Should the continued growth of the town be of a scale and location to provide a new road linking
the A4 to the A350?

 How can a strategy for the town ensure redevelopment opportunities are maximised?
 How should the town’s development relate to the advantages offered by Junction 17 on the M4?
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Document 11, Local Plan Review Consultation, 2021, Planning for
Chippenham
The 'Planning for Chippenham' document sets out information including:
 proposed scale of growth (additional new homes and employment land, 2016 to 2036)
 place shaping priorities to guide development (these play a central role in developing planning
policies and proposals for development at each place)
 preferred development sites ‐ the justification for these is set out in an accompanying 'Site
Selection Report'
 concept plans for each preferred site (illustrating a way the land identified can be developed)
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 settlement profiles on important services and infrastructure that will need to be taken into
consideration when planning for the future of the town.
The document posed a series of questions to help focus comments. The document identifies that:
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 needs for development land should be met as far as possible on brownfield sites in order to help
minimise the loss of greenfield land
 on current evidence, 5 ha additional employment land is needed at Chippenham
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 Chippenham remains a healthy town centre, which has been able to adapt to the ongoing trends
facing the UK retail sector and also the significant changes in out of centre floorspace in the town.
The town centre has seen falling vacant retail units alongside changes to the comparison goods
and service sectors, which have mirrored the national trend
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 given the growing amount of food store floorspace outside of the town centre, the centre will
increasingly concentrate upon top‐up food shopping trips and there is a need to ensure that the
High Street and the two purpose‐built shopping areas (Emery Gate and Borough Parade) continue
to underpin the health of the centre
 The Bath Road Car Park and Bridge Centre Site remains the opportunity to introduce new land
uses into the town centre.
Place shaping priorities identified are:
 opportunities with a strong emphasis on timely delivery to redress the existing levels of net out‐
commuting within the town and enable people to live and work locally.

Improving the resilience of the town centre by:
 serving as a centre for sub‐regional public services; and retaining a mix of national traders and
attracting independent traders whose presence will imbed its Market Town character
 ensuring the Town Centre will be a vibrant meeting place for the community to shop, interact and
enjoy their leisure time, and a visitor destination in its own right
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 preserving and enhancing the special historic character of the Town Centre
 developing the Bath Road Car park/ Bridge Centre site as a mixed‐use scheme which
complements and enhances the town centre and secures completion of planned highways
improvements
 continuing to make improvements to Chippenham Railway Station and Cocklebury Road area to
attract inward investment to this area
 improving access to the River Avon valley through Chippenham as an important green
Infrastructure corridor for the town
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 ensuring a network of well‐connected footpaths and cycleways and connectivity for public
transport across the town, to/ from the town centre, and through into the surrounding
countryside, so that more people can choose active travel and public transport as a means of
getting around
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 linking the A4 to the A350 which will provide for a more resilient local network addressing traffic
congestion within the town centre
 respecting the individual identities of villages within the landscape setting of Chippenham and
their relationship to the Town.
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Preferred development sites are based on two new suburbs to Chippenham shaped by the
landscape and by climate change mitigation. They combine sites 1, 2 and 3 resulting from the site
selection process. The size of these areas is likely to see construction continuing beyond the end of
the plan period (2036). This scale of proposals allows a new long‐term boundary to the town to be
set in place. It also provides long term certainty to infrastructure providers and other service
providers.
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The proposals offer opportunities for a properly integrated and comprehensive network for
pedestrians and cycles, seeking to reduce the need to travel by car. It will also provide for a mix of
dwelling styles and forms, including from self‐build and provision by small to medium sized building
firms, all of whom will be required to produce buildings to the highest sustainable construction
methods.
(a) Infrastructure relevant to the central opportunity area:

 Appropriate land uses, footpaths and cycleways should be geared to boosting the attractiveness
of the town centre to visitors and investment, as part of wider priority to improve its resilience.
Access to the River Avon valley through Chippenham will be improved. Extension of the open
space along the river to the east of Chippenham, as well as to the south. Combined with the
historic centre, the market, pleasant parks and open spaces, this will create a thriving artery and
distinctive identity for the town. It will also be managed to allow better use as informal open
space for leisure, to deliver ecological improvements as well as ensuring surface water
management adapts to the effects of climate change.
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 There are opportunities to improve the green corridor links between the town and Calne and
nearby villages including Lacock, Tytherton Lucas and Bremhill to encourage active travel routes.
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 A multi‐functional ‘Local Green Blue Infrastructure (GBI) Network’ has been identified. Figure 11
of the “Planning for Chippenham” document (see below) indicates areas where improvements
will need to be sought – i.e. in the form of functional and sufficiently scaled corridors within
which the aim would be to consolidate and incorporate new green and blue spaces into the
existing GBI networks.
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 The map in Figure 12 of the “Planning for Chippenham” document (see below) identifies
biodiversity and heritage assets which are also GBI assets. These features are important
waypoints within the existing landscape and should be considered as being integral to how new
development areas are sensitively planned There is a need for more allotments.
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 Wiltshire Council is in the process of undertaking a Leisure Facility Needs Analysis. Any
requirements relating to the Olympiad, or future provision of leisure facilities in Chippenham will
be informed by this work, which will include planned growth and demand.
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 Chippenham Hospital has been identified for potential redevelopment or new build to provide
additional NHS services in the town.
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 Housing needs in the years 2016‐2036 the older population is expected to increase by 23% in the
60‐74 age group and 81% in the 75+ age group. At the same time the 0‐14 age group is expected
to decrease by 3% and the 15‐29 age group to increase by 2%. Finally, the 30‐44 age group is
expected to decrease by 2% and the 45‐59 age group to decrease by 10%.
 Average annual gross income is £40,700, and the net income after housing costs is £27,000.
 Median house price £204,200 (annual gross income £40,700) makes an affordability ratio of 4.76.

 Chippenham, one of many vibrant market towns, is located with the Swindon and Wiltshire Local
Enterprise Partnership (LEP) Growth Zone, which has the highest density of businesses in the LEP
area.
 The market is interested in Chippenham, and there is scope for more land to be allocated. Recent
investment by Woods Valladata Group HQ on land at Bumpers Farm.
 Sites granted planning permission recently include Land at J17, M4 (St Modwen Park) for use
class B8 Storage and Warehousing uses.
 Over the Local Plan period, there is demand for between 12ha and 25ha of employment land in
Chippenham, and there is a current supply of 29Ha. In the first five years of the plan period, there
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is an excess of supply over demand. However, over the full Local Plan period, new allocations
may be needed. New allocations should be considered in Chippenham, to meet both market
demand and public policy aspirations. There are strong drivers of growth in Chippenham in
particular, which is attractive to the market and is a principal town in the Local Plan, so existing
sites should be protected, and new allocations considered here.
 Chippenham remains a healthy town centre, which has been able to adapt to the on‐going trends
facing the UK retail sector and also the significant changes in out of centre floorspace in the town.
(b) Convenience goods floorspace
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(c) Comparison goods floorspace
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The “Planning for Chippenham” document directly quotes the Retail Study which states that “There
is modest capacity for net additional floorspace. The quality of the convenience retail offer in the
town centre has the potential for improvement and it is likely that should the Council permit either
or both of the current ALDI and Lidl foodstore applications then the available quantitative capacity
will be eliminated”. However, both the applications for the ALDI and Lidl foodstores were approved
in September and October 2020 respectively.

There is no requirement to plan for net additional floorspace over the plan period. The town has
seen considerable change and growth in out of centre retail floorspace over the past decade and
whilst this does not appear to have fundamentally affected the health of the town centre in the
short term, the “Planning for Chippenham” document considers that the overall retail offer of the
town is sufficient not to plan for any net additional floorspace.
(d) Bath Road car park and adjacent Bridge Centre site
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Remains the most obvious opportunity to introduce new land uses into the town centre. This area
has long been discussed and assessed in terms of the ability to provide new retail and leisure
floorspace although various proposals over the past dozen or so years have not come to fruition
which are in part due to the ability to provide out of centre comparison goods retail units. Any
redevelopment potential will be dependent on: (A) the effect upon car parking capacity in
Chippenham town centre; (B) a wider range of land uses being considered (moving away from a
retail‐led redevelopment in favour of a more balanced mixed‐use scheme involving residential uses).
(e) Transport Current constraints/local concerns

Congestion within the town centre at the Bridge Centre gyratory and Park Lane/ New
Road/Marshfield Road one‐way system to the north of the town centre
(f) Opportunities

 A new eastern road linking the A4 with the A350 through Rawlings Green and North Chippenham
is identified as being required to help address congestion in and around the town centre. A
southern distributor road linking the A4 with the A350 at the Lackham roundabout may be
required.
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 The potential options for housing sites for Chippenham are located on the outer edges of the
towns. This will require good quality radial cycle routes and safe cycle storage facilities if high
levels of mode shift from car to bicycle are to be realised.

Part 9: Relevant Planning Applications / Developments
There are currently no significant planning applications within or in close proximity to Chippenham
town centre. A search of planning applications over the last 5 years highlights the following notable
developments:
The Banana Store, 1 Station Square, Cocklebury Road, Chippenham, SN15 3NT ‐
Redevelopment of Retail Warehouse (Class A1) to Flexible Office Use (Class E(g)).
(20/07553/FUL – approved January 2021).
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Sadlers Mead Car Park, Sadlers Mead, Chippenham, Wiltshire, SN15 3QP ‐ Construction of
new HQ Offfice Building and erection of multi‐storey and surface car park to provide
replacement and additional public car parking. Relocation of existing vehicle entrance from
Sadlers Mead and associated groundworks, access improvements and landscaping
(18/10267/FUL – approved April 2019)
Former Divisional Police Headquarters, Wood Lane, Chippenham, Wiltshire, SN15 3DH ‐
Demolition of Former Police Station and Westmead School and the Erection of a 66 No. Bed
Care Home for the Elderly (18/07381/FUL – approved September 2019)
Land at Former Causeway Garage, 16‐17 The Causeway, Chippenham, Wiltshire, SN15 3DA
‐ Redevelopment to Form 46 No. Apartments for the Elderly (sixty years of age and/or
partner over fifty five years of age), Guest Apartment, Communal Facilities, Access, Car
Parking and Landscaping (18/06820/FUL – approved January 2019)
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In terms of major transport and highways projects, the only major schemes that are currently being
progressed are the Future Chippenham distributor road to the south of Chippenham from the A4 to
the A350; and the A350 Phase 4 & 5 bypass projects.
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