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THE COLERNE NEIGHBOURHOOD PLAN 2021-2036

TOPIC PAPER 1:
SITE EVALUATION

A. Introduction
The Parish of Colerne is situated wholly in the Cotswolds National Landscape (CNL) (formerly
the Area of Outstanding Natural Beauty (AONB)) and our policy for development has been
particularly mindful of respecting the Cotswolds Conservation Board’s remit to (a) “conserve
and enhance” the special qualities and natural beauty of the Cotswolds and (b) to “have
regard to the social and economic needs of those who live and work in the area”. The
High Plateau, Dip-Slope and Lowland Valleys of the Cotswolds in which Colerne is situated
are deeply rural and, the Board stresses, are therefore sensitive to developments that might
compromise this characteristic.

B. Future Housing Requirements
A key component of the Neighbourhood Plan is the housing need over the Plan period but
no formal figure for the planning period was available from Wiltshire Council at the initial
stages of Plan preparation. Based on advice from Locality, the NP Housing & Sites Working
Group examined national data (e.g. population and household growth and Census figures)
and prepared some theoretical modelling of long term housing need (see Housing and
Sites Report, January 2020.)
However, in January 2021 Wiltshire Council made available their first consultation draft
Local Plan Review to 2036. The overall housing target for the county to that date has been
reduced, and the draft gave an indicative number for the parish of Colerne of 40. When
adjusted for completions and commitments, the indicative total is 35.
Compared with our earlier modelling, the NP Steering Group concluded that this figure
should be adopted as better reflecting the settlement boundary, environmental and landscape
constraints with which this Paper deals, as well as the dynamics of rural population change.
Within the context of the CNL landscape and the extent of our new housing requirements,
there are a number of constraining factors which have shaped our deliberations and
identification of development sites for the Plan period.

C. Site selection methodology
Sites assessed for the Neighbourhood Plan derived from three sources: Wiltshire Council’s
SHELAA report of 2017; a Call for Sites initiated for the Plan itself which took place at the
end of 2017/early 2018; and survey work in the Parish undertaken by the Housing & Sites
Working Group (see Housing Sites Assessment). In total some 15 sites were identified
for examination. Assessment criteria were developed as a result of professional advice and
each site was systematically examined on each issue. These criteria are set out in Section I
and in the Site Assessments in the Annex to this report which have been updated following
the SEA advice..
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D. Factors affecting development
assessments
We have noted above that after pipeline/completions there is an indicative residual housing
requirement of 35 houses for the Plan period. As the Plan notes, the Wiltshire Council
Housing Needs Survey identified a requirement for 10 affordable houses.The Plan
makes proposals (BE4) that will meet part (5 dwellings) of this Short Term Housing Need and
offers a strategy by which the remainder of the identified housing requirement can be met
over the period of the Plan.
Within the SEA guidance that “delivering growth in sustainable locations will further support
accessibility and community cohesion.”, the chief defining factors that have been taken into
account in our assessment of where development within the parish could take place are the
following:

1. The settlement boundary
The old village of Colerne is contained within the existing settlement boundary; the rest of the
Parish, including the hamlet of Thickwood and the larger settlement area of North Colerne, is
situated in open countryside. The main C151 runs along the northern edge of the village, the
Bristol and Bath Green Belt surrounds it on the west and south, and to the east of the village
is productive farmland.
Within this surrounding settlement boundary there is no land available for further
development apart from small pockets for infill. We therefore considered whether a change
in the settlement boundary should be effected in order to resolve the shortfall in developable
land. Below are the reasons for not doing so.

2. Settlement identity
The Plan in section 4.i.c describes the three settlements of Colerne Village, North Colerne
and Thickwood within Colerne Parish. The Design Statement describes in detail the identities
and characteristics of each one. They are distinctive and particular to each settlement
and preserving these features was seen by the community as supremely important (see
Community Survey Report). Consequently, any attempt at coalescence between
settlements would be inappropriate as it would invariably generate significant ribbon
development and lead to urban sprawl. Housing numbers would far exceed requirement,
cause great damage to local landscape and lead to out-commuting to surrounding towns,
contradicting the precepts of the AONB Management Plan.

3. Community preferences
In looking to development it is important to take into account the views of the community as
expressed in community consultations and the Community Survey.
The Survey showed a strong preference for small scale development sites of a few houses
taking place in a range of different locations. Larger scale single site developments and
estates of more than 25 houses were unpopular. The large-scale “standard” family housing
estates built for out-commuting, of the type developed frequently in Wiltshire over the last
decade, would receive little support.
Housing development should take place incrementally over time, and to meet the Plan Period
Housing Need this preference would, based on the plan to build 35 houses, imply a housing
trajectory of around 2-3 dwellings per year over the 16 year period of the Plan.
A mix of types and size of new housing was preferred in the Community Survey. This should
include smaller properties to include starter homes, smaller homes designed for local retirees
or veterans downsizing which can liberate larger family homes, affordable housing for
people making a start on the housing ladder, as well as larger properties for families moving
on to bigger properties and - particularly relevant today - those working from home. While
not precluded, respondents saw limited need for houses of 4 bedrooms or more (although
the Survey was undertaken before the Covid pandemic, since when working from home has
become more prevalent). Respondents to the Survey noted that new sites should be large
enough to accommodate gardens and off-street parking. Also recognised was the place
for alternative delivery models -- Community Led Housing or Housing Association or shared
ownership -- to deliver affordable housing.
The potential for housing construction by major developers was acknowledged in the survey
provided it demonstrated intent to meet local needs and preferences and not simply represent
speculative development of general market housing promoted to a non-indigenous market.
There was strong support for preservation of the character and natural environment of the
Parish, with the majority of respondents to the Community Survey (92%) indicating that key
landscape views should be protected even at the expense of new housing or economic
development. Development of brownfield sites over greenfield was fully supported and
reflecting NPPF Paras 119 and 121, this principle is adopted as a central strategy of the
Plan.

4.General environmental considerations
Consideration of where development within Colerne could take place is set within the overall
general context of the sensitive nature of the environment of the Parish, set as it is in the
Cotswolds National Landscape. Environmental issues clearly affect or restrict the choice of
sites. The guidelines set out in the NPPF and by the CNL, referenced in the Plan, provide the
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background context for all potential development that might take place. This guidance thus
provided a permanent framework for our judgements and has informed our decision-making.
The environmental factors that have been taken into account in our assessments include the
Parish’s sensitive ecology and its biodiversity, its historic environment, and the visual impact
of change on the existing buildings and landscape.
a) Ecology
Any development has the potential to have a significant adverse impact on the ecology of the
area including the bat population, as may, for example, the loss of ‘dark skies’, pollution and
the noise and disturbance of development.
The presence of bats is a key indicator of the health of the environment in this
Neighbourhood Plan area. Almost all of Colerne Parish lies within the consultation zone /
core area around a component site of the Bath & Bradford on Avon Bats Special Area of
Conservation (SAC) or a greater horseshoe bat roost. The Box Mines SSSI, a roosting site
within the SAC designation lies just outside the NP area; there is a greater horseshoe bat
core roost in Slaughterford, and a small roost (referred to as ‘other’ in the Corsham Batscape
Strategy) on the Three Hangars Site. (These two sites are included in our Assessed Sites
referred to below.) The following table summarises the presence of bats within and around
the NP area.
All NP Area
(except small area
in north)

Lies within the 4km greater horseshoe bat consultation zone/core
area around either a component site of the Bath and Bradford
on Avon Bats SAC or a greater horseshoe bat core roost with an
established or likely demographic connection to the SAC population.

SE part of NP
Area

Lies within the 2km lesser horseshoe bat consultation zone/core area

SW part of NP
Area

Lies within the 2km lesser horseshoe bat consultation zone/core area

NE part of NP
Area

Lies within the 2km lesser horseshoe bat consultation zone/core area
around two core lesser horseshoe bat roosts (eg Slaughterford) that
have an established or likely demographic connection to the SAC
population.

Lies within the 1.5km Bechstein’s bat consultation zone/core area
around a component site of the Bath and Bradford on Avon Bats SAC
(Box Mine SSSI)

The importance of conserving the bat population together with the community’s recognition of
the need to protect the natural environment has influenced the site selection process. For the
future it is felt that it will be the responsibility of the developer to ensure that an assessment of
the impact on the bats’ habitat is undertaken by the competent authority, and that mitigation
strategies are put in place to protect and enhance the integrity of the bats’ habitat, in
adherence with the guidance set out by Wiltshire Council.

Because of the characteristics and constraints discussed above, it was necessary to consider
the current settlement boundary of Colerne village and examine what opportunities outside
the old village might be available to accommodate new development.

b) The historic environment

1. Green Belt

Colerne has a rich history stretching from the Iron Age fort in North Colerne at Bury Camp
to the relatively recent but nevertheless significant heritage of the Second World War at
the former RAF Colerne. The old village is a Conservation Area and elsewhere there are
important listed and historical buildings in open countryside such as the Lucknam Park
estate, Home Farm and Euridge Manor. It was recognised therefore that the assessment of
any proposed development must take into account its setting within the overall environment,
preserving the integrity of the location, and measuring the potential impact it could have on
the historical features of any nearby structures.
Our assessment of potential sites for development took into account the proximity of any
listed or historic buildings, the contribution of the site in its current form, such as its rural
setting, to such historic assets, and whether development would have an adverse impact or
whether there may be opportunities to maximise the potential enhancement. For the future,
it is considered that any proposed development in the proximity of a listed or significant
building should require a Heritage Impact Assessment to be undertaken.
c) Visual impact
The settlement character described in D2 above require special conservation considerations
due to their significant landscape value within their individual rural settings. Visually sensitive
skylines and the area’s unique topographical features were considered in the assessments
to ensure that development would not have a harmful effect on landscape character. In
addressing a potential development, therefore, key considerations were: how the natural
environment was protected; assessment of whether it was harmonious with its location; and
the need to ensure no detrimental impact on views into, within and outward from the site.
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E. The Search for Developable land

The west and south sides of the central village share a boundary with the Bristol and
Bath Green Belt. Areas within the Green Belt have not been considered for residential
development. The Bristol and Bath Green Belt was reviewed in 2019, and Wiltshire Council
has no current plans to re-review the area falling within its planning authority. The Plan
therefore assumes that the Green Belt boundary will remain as it is for the plan period.

2. Areas north of the C151
Colerne is known as the ‘village on the hill’ in part because of the way it runs along the
very top of the hill and then straggles down into the valley to the south. This is reinforced
by the contrast at the clear northern limits of development, now along the C151, where the
landscape opens into the relatively flat plateau chosen by the RAF for the airfield. Views to
the north are occasional because of tree and shrub cover, but the plateau is clearly visible,
framed by the hangars north of the road. Such hangars are now regarded by the Cotswolds
National Landscape as an important part of the heritage of the landscape.
This area of land north of the C151 lies entirely within the Cotswolds National Landscape,
and this Plan fully supports the Cotswolds Conservation Board’s criteria for development and
place-making. The original village still preserves its Cotswolds Village style and atmosphere
even with some small modern housing estate additions around the perimeter and it remains a
community priority that this identity of place should be preserved.
Despite the apparent availability (see section 4.i.a) of developable land between the
airfield and the C151, there are cogent local reasons for avoiding development north of
the C151. Primarily this would be to preserve the landscape setting of Colerne village. But
equally important, development of any part of the area north of the C151 would frustrate the
Plan’s ability to conform to NPPF guidance [paras 119, 141(a)], which makes clear that
brownfield development should be given as much priority as possible. This is because in the
medium to longer term and within the Plan period there will be a great deal of developable
brownfield land available once the Azimghur Barracks site is disposed of by 2031.

There are, in addition, further important considerations which advise against development
north of the C151, notably:
a. The development of any single site would deliver far more houses than needed or likely
to be needed (the ‘three hangars’ site was once subject of an unsuccessful application
for 140 houses); and that would prejudice the future use of what would otherwise be
priority brownfield land on the released MoD site.
b. There is a risk of setting a precedent if any one site were to be developed, leading to
the knock-on “domino” development of adjacent sites.
c. Any residential development on the fields north of the road would be separated from the
main village both physically and psychologically.
d. The Satellite Ground Station located in the southern part of the MoD site, which
will remain, limits development feasibility of housing within certain distances due to
safeguarding requirements.
e. The Community Survey notes a community preference for continued use of the
airfield for light general aviation if reversion to agriculture is not possible. This would
necessitate retention of airfield safeguarding zones, as well as flight safety and noise
footprint constraints, that would make housing development on large parts of this area
inappropriate.
f. The C151 is a commuter route from Chippenham to Bath and carries a good deal of
fast-moving traffic at certain times of day. Linking across this would have serious safety
implications.
g. Any development of the limited size needed by the community would not be large
enough to trigger CIL or S106 money to address safety considerations on the C151 or
safe access links to the village.
h. With reference to Policy EB1, it is relevant to note that in this area north of the C151
there are to be found some of the few business sites in the Parish. Former MoD hangars
on two sites provide covered work-spaces and employment opportunities, and their loss
would have a significant impact on existing employment and on the ability to encourage
new employment.
In summary, allowing for some established employment development linked to ex-MoD
structures, this stretch of land between the C151 and the airfield is a highly significant green
landscape which forms an important boundary in eliminating the risk of ribbon development
alongside the built form of Colerne Village. It is essential that this remains and as such, its
protection is embodied in the strategic positioning given in Section 3 vi of the Plan.
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3. Agricultural land NE to SE of current settlement boundary
Land outside the village settlement boundary but adjoining it on its north eastern to south
eastern edge was also assessed for development potential. This is agricultural land on the
edge of the Cotswolds dip slope; it stretches from the flat plateau at its northerly end to fields
descending down the hillside towards the By Brook river at the southern end.
The fields are bounded by dry stone walls and hedgerows and are actively farmed. There
are expansive views to the hills and valleys to the north east and down to the valley in the
south which means that the fields are highly visible from all directions. The area contains
Valued Views looking both out and in (Key Views 4 and 6). In summary, the area
characterises the description of archetypal Cotswolds natural landscape which is integral to
the setting of Colerne and which the Community Survey showed was regarded as extremely
important (99% of respondents believed that it is important that the Plan ensures that
development respects the natural environment and character of the Parish).

4. Future opportunities presented by brownfield land within the
Parish
The Allocated Sites Section G below (and Policy BE4 of the Plan) addresses some of the
Plan’s Short-Term Housing Need, but not the overall Plan Period Housing Need. There is a
large quantity of brownfield land in the Parish predominantly on the Azimghur Barracks site
with the potential in the later part of the Plan period to provide far more development space
than is required. Although this land is not currently available it is expected to become so
during the Plan period and a Plan review would address the situation.
Within this, one option, the Drill Ground, part of the Azimghur Barracks MoD site but
outside its perimeter fence, is discussed here. The second option, the wider re-development
of the MoD Site, is addressed in Topic Paper 2 - Concept Statement for the MoD
site. Both must await further decisions on the release for development of the MoD site which
is scheduled to take place by 2031.
Unless none of the expected disposal of the MoD land fails to materialise, there will be no
difficulty in meeting the Plan-Period Housing Need.
The Drill Ground
The Drill Ground, which is also known locally as “the Parade Ground”, lies between
Southwood and Northwood in North Colerne. Development of this large site, along with the
allocated site (BE4), could provide capacity for all conceivable local needs for the period
to 2036, and possibly allow for future exogenous demands from Local Plan Review. Also,

as discussed in the Plan, development of this area could benefit social integration across
the Pinewood-Redwood estates, and generate improved links with off-road footpaths and
cycleways through the North Colerne settlement as well as to the village core.
Although currently owned by the MoD, the Drill Ground site is outside the security fence of
the military site, is already publicly accessible, and is brownfield. The site cannot presently
be allocated because of practical restrictions regarding infrastructure and supply which are
currently serviced from within the MoD secure site, and because of the MoD’s current policy
not to consider the site separately from the whole Azimghur Barracks site. If these limitations
could be addressed, this site could form an attractive development proposition for the
residents of North Colerne and for the purposes of this Plan.

F. Summary of potential for development
The Plan sets out a strategy which will deliver the identified housing needs over the Plan
period. At the same time it seeks to preserve the existing settlement boundary of Colerne
village while developing a more cohesive community in North Colerne. This would be
enabled by the expected availability of MoD land well within the Plan horizon of 2036.
The Defence Infrastructure Organisation (DIO) has confirmed that disposal of the airfield is
intended by 2025 and of Azimghur Barracks by 2031. Given that the Vision outlined in this
Plan is based upon local ideas for development, developing land immediately to the north
of the C151 would come at significant risk of unbounded strip development at a time when
disposal of the MoD site is likely to provide sufficient land for well in excess of the identified
requirements.
Progress made by DIO on the disposal of the MoD site will be a key influence on the
potential need for review of this NP (which may also be required after adoption of the Local
Plan Review in 2023). Should it become apparent that disposal is unlikely or will fall outside
the Plan timeline, then any such NP review may need to identify alternative site(s) to support
the housing allocation within the Plan period.

G. Allocated Site
Our allocated site is included in detail in Policy BE4 in the Plan itself and in the Sites
Assessment Annex below, so is only briefly introduced here.
Thickwood field

On one model, only the eastern part would be developed for housing - around 2 hectares
- while the area in the western part could be used for community social facilities - green
spaces, play-areas, arboriculture/natural environment, even a sports complex. If the
development of the Drill Ground was to proceed, it should be designed to ensure that the
layout of the development did not prejudice future decisions about the barracks land.
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This site is outside the Colerne settlement boundary in open countryside but adjoins the
outlying hamlet of Thickwood. Bordering the Thickwood Estate, the modern part of the
hamlet which was built for military personnel, the site occupies a triangle of land adjoining
the northern edge of the housing area. In keeping with the military tradition of the village both in terms of Colerne’s wartime involvement, and ongoing, and the Thickwood Estate’s
foundations - development of this site has been put forward for up to five affordable houses
to accommodate veterans from the armed forces. Colerne’s place in recent history through
the Second World War is embedded in the psyche of the community and development for
such a purpose would be fully supported (over 60% of respondents to the Community Survey
favoured the development of homes for veterans).
The field proposed for development is currently used for agricultural purposes and is
bordered by Cotswold stone walls. The Thickwood Estate lies to its south, the main C151
road runs along its western flank and agricultural land is on the third flank.

The small triangular site of 0.4ha is adjacent to Lucknam Park, a Grade II listed house with
extensive grounds but separated from it by the C151 road. Lucknam Park contains the 18th
century house itself, currently run as a 5-star hotel, as well as the 19th century Home Farm.
Bordering Lucknam grounds is a 12 ft high curtilage wall which shields the estate from the
road and would shield the listed buildings from the new development site. A large line of
mature TPO trees run alongside the road opposite within the site proposed and in parallel
with the wall.
In view of the sensitive location of the site, it was felt that a Heritage Impact Assessment
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should be conducted.The report, undertaken in March 2021, concluded that development
was supportable provided “the layout, building design, materials and landscaping treatment
respect and merge with the rural character of the historic setting”. (See Thickwood Site
Heritage Assessment )This guidance is in line with NP Policy BE1 Character and Design.
With regard to access, consideration was given to the existing site entrance from the C151
road which does not meet current Design Manual for Roads and Bridges requirements
without the felling of several TPO trees. As a result, this current site access could not therefore
be supported. An assessment was therefore undertaken for a new site entrance as shown in
the plan below.

This new entrance would be to the south of the existing entrance. At this point a TPO ash tree
(No. 7 in the diagram below) now diseased with ash dieback, can be felled and replaced
elsewhere, thus allowing the appropriate splay at the new entrance. Other existing trees are
at least 2.4m back from the road edge.

The root line of the trees is also marked in the diagram, and all building works should be
well outside of this. There is a requirement for pedestrian access to be created for the site,
and this should be via the existing footpath, COLE4, situated to the north and east of the site
boundary, thus linking the site fully to the network of pavements and footpaths within and
leading from the Thickwood Estate.

As the southerly road view is shorter than the required 215m, due to a slight bend in the
road, the land owner may be required to complete a speed survey in order to provide
evidence that lower speeds than 60mph are experienced in this location.
≠

Although not within the settlement boundary of Colerne, this site could be developable
as a rural exception site for a small number of dwellings (see NPPF 5.64) through a
Community Led housing initiative. Costs associated with an existing covenant on the land
preclude developing housing for low-cost rental
and the Plan is therefore recommending around
five units of Community Custom and Self Build .
The ownership of the land is to remain with the
co-operative in perpetuity. In line with the owner’s
plan, the self-build opportunities are to be offered
to military veterans (see NPPF 5.62) rather than
drawn from Wiltshire’s Self-Build Register.
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H. Non-Allocated Sites of interest
A number of other sites contiguous with the settlement boundary of Colerne village and
beyond, were assessed but rejected. Full details of these are set out in the Annex below.
Three special cases are reviewed here because, while they are not capable of adoption at
this time, they are noteworthy for heritage interest, employment, or other potential:

1. The Three Hangars
As explained above, new development, especially of housing, in the areas north of the
C151 would be damaging to the general character of the village and its landscape setting.
At present this area contains (as well as significant greenfield) an area of recreational use
and two sites used for employment-related activities housed in ex-MoD hangars. One of
these, known locally as the “Three Hangars” site, is a 7.5 hectare brownfield light-industry
site. It has been the subject of multiple withdrawn planning applications in recent years. It
is subject to safeguarding restrictions imposed by the adjacent MoD Satellite Ground Station
(SGS), which are likely to remain. It was contended in response to previous applications that
intensive residential redevelopment of this site would be out of scale with and destroy the
character of the old village by an over-sized addition, and that its development could set up
a ‘domino effect’, damaging the preservation of this green strip as a whole.
The Plan supports this view and notes that, in addition, if the airfield were to remain in
continued use, whether by MoD or private interests, then this site including hangars may
be of ongoing value -- including for heritage/museum use to record the significant military
importance of Colerne airfield in the 20th century. Many of the MoD buildings have a
positive, historic relationship with the village and have historically been embraced to good
purpose. Consistent with airfield safeguarding, it is possible that buildings in the south
of the ‘Three Hangars’ site could be re-developable to support sustainable employment
opportunities without damaging the village setting or infringing general ideas for community
development set out elsewhere in the Plan.
Commenting on the withdrawn 2016 development application Wiltshire Council’s Spatial
Planning noted: “This site is located within the Cotswolds AONB. CS Core Policy 11 advises
that all development ….. will need to conserve the designated landscape of the Cotswolds
Area of Outstanding Natural Beauty and its setting and where possible enhance its locally
distinctive characteristics. All major development sites ….must clearly demonstrate that the
proposal will be well integrated into the existing settlements and enhance the character of the
area.”

2. Slaughterford Mill
This site, submitted in the Call for Sites, is available. Although administratively within the Parish
of Colerne, it is socially part of the hamlet of Slaughterford and the Parish of Biddestone. It
is a large and complex site of which the dominant features are the outbuildings of the old
Slaughterford paper-mill which ceased operation in the 1990s.The site has been subject to
applications by previous owners for market housing development: these were refused primarily
on the grounds of the extremely limited access to the hamlet of Slaughterford and unsustainable
additional traffic load.
Any proposal for the development of this site would need to take into account the issues raised
in the SEA of October 2020 regarding its sensitive nature. Because of this, as well as local
concerns about the potentially unsustainable aspects of such development, it is not possible at
this time for the Neighbourhood Plan to support or allocate development of this site.
Nevertheless the site is of historical interest and heritage importance, for which some investment
in sustainable development would be necessary to prevent decline to an old industrial eyesore
creating significant landscape damage given its surrounding wooded river-valley setting.
The current owners’ present intentions are complex and rather open-ended. Development ideas
include, variously, some limited self-build residential, live-work units, further small commercial
and artisanal workshop units, perhaps a cafe, etc. The site currently has B2 status for
industrial development. But in the interest of its long-term preservation it is recommended that a
development master plan, built around expanded employment opportunities, be prepared. This
master plan will need to:
• ensure that future development does not compromise the rural characteristics of the site;
• set development limits to accord with the restricted vehicular access through Slaughterford;
• provide professional assessment of how the site’s industrial heritage will  be protected and
featured;
• provide an assessment of impact on bat foraging and migration pathways, following
best practice guidelines and offering mitigation for the current HRA assessment that site
development would be inconsistent with these limitations;
• ensure protection of the surrounding ancient woodland which is highly sensitive to any
development and ensure no loss or damage;
• show that proposed development will pass the flooding Sequential Test and, if necessary,
the Exception Test, part of the site being within Flood Zone 3;
• address local residents’ sustainability concerns.
In view of the social location of the site, such a masterplan must be acceptable to Biddestone
Parish Council.
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3. Cleaves Avenue/Bath Road
At a size of a little over 1 hectare, this field is bordered by Bath Road and Cleaves Avenue
and lies immediately adjacent to the western end of the village. As such it would seem in
principle to form a natural development continuation to the village for housing development.
The site was put forward during the SHELAA process and in the Call for Sites.
Although this could apparently enable small-scale development in line with village
aspirations, and possibly meet the Plan Period Housing Need, it cannot be supported as
such because it lies within the Bristol and Bath Green Belt, review of which was completed in
2019, with Wiltshire Council having no current plans to re-review those parts within its area.
However, the limited development possibilities defined within the NPPF Green Belt regulation
do include possible sports and recreational use.
The Steering Group notes that Colerne Parish Council has favoured this land as an extension
to its immediately adjacent recreation ground, so as to provide additional sporting facilities
which it has been pursuing for some time. The Colerne Colts Football Club has expressed a
long-standing need for additional capacity and the Community Survey noted demand for a
cricket pitch within the parish which is so far unavailable. These considerations are pursued
further in Community Health & Well-being Policy 2 - CHWB2, and the report entitled Future
Outdoor Sports and Recreation Provision.
The site is in the Cotswolds National Landscape. There are no historic monuments or
archaeological records for this site or nearby.
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I. Assessment of the Sites
As noted in Section C above, some 15 sites were identified for
detailed examination. One site has been allocated for residential
development and is included in Policy BE4. The location of each of
the sites assessed is shown on the following map.
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Heritage sites
Assessed sites
Settlement boundary

1. Summary of Site Assessments
A summary of findings on all the sites is shown in the following assessment table and chart. The Annex gives site-by-site details of the evaluation of all considered sites.
Site

Status

Reason for Allocation/Rejection by NPSG

Cleaves Avenue/ Bath
Road

Rejected

Within Bristol and Bath Green Belt so not approvable for residential development;
Outdoor sport and recreation conditionally allowable on Green Belt land (NPPF 149b);
Parish Council has noted shortage of sports facilities;
Appropriate location for sport alongside current recreation ground;
CHWB1 refers;
However the site is not currently available for sports development.

Three Hangars Site (former
Colerne Airfield)

Rejected

Outside settlement boundary;
Brownfield site;
Residential development of site would be out of scale with Colerne village;
400m from village centre across busy C151 commuter route from Bath to Chippenham;
Hangars on site used for business purposes. Further small-scale employment-related activity could be desirable;
This preserves WWII heritage buildings which are now part of heritage landscape;
SGS overlooks northern part of this site so there are safeguarding considerations for developmental use;
Roosting site for greater horseshoe bats;
Development would conflict with Plan’s position on development N of C151.

Doncombe Lane Crossroads (East) Rejected

Outside settlement boundary;
Inappropriate in terms of general settlement pattern;
Development would be damaging to CNL and prime agricultural land;
Adjoins Lucknam Park estate which is Grade II listed.

23 Watergates

Rejected

In Green Belt and CNL and largely outside settlement boundary;
Developed in 2009/10 but site still included in latest SHELAA;
Further development would be inappropriate addition to the ‘straggle’ of older developments on edge of village.

Rooks Nest #2

No longer
relevant

“Piggery” on site converted to residential dwelling in 2020/21

Site 2 Colerne Airfield

Rejected

Outside settlement boundary;
Development damaging to landscape of CNL;
I mile from village centre across busy C151 road;
Development would conflict with Plan’s position on development N of C151.

Eastrip Lane

Rejected

Characteristic of natural landscape of Cotswolds;
Highly visible from across the valley from south and east;
Key view out to south and east;
Access only via narrow lane (no footpath) which is an important village amenity for walking, cycling, horse riding.
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Slaughterford Mill

Rejected (but
Master Plan
proposed)

Difficult and narrow access from any direction;
Significant industrial heritage;
Roosting site and hunting area for bats;
In Flood Zone 3;
Industrial contamination on site;
Valuable flora and fauna and surrounded by ancient woodland;
Any development of size would cause excessive traffic load and be out of scale with the village of Slaughterford.

Thickwood field

Allocated
(for affordable
housing)

In open countryside but adjoining Thickwood Estate;
Potential for development as a rural exception site through a Community Led Housing initiative;
Allocation of up to 5 houses through Community Co-operative for self/custom build for military veterans;
Ownership of land to remain with co-operative;
BEP4 refers.

Rooks Nest #1 and 3

Rejected

Outside settlement boundary and in Green Belt;
Adjacent to Conservation Area and listed buildings;
Fields attached to development of Rooks Nest #2 (see above);
Further development inappropriate addition to western slope;
Site highly visible across valley from south.

Fields 3322 and 1713

Rejected

Typical Cotswold landscape where development would be at odds with CNL guidance;
Outside settlement boundary and distant from village across busy C151 road;
Development capable of attracting CIL or S106 to fund safety and access improvements would be so large as to be out of scale with the
village and would promote out-commuting;
Development would conflict with Plan’s position on development N of C151 and the principle of brownfield preference.

Drill Ground, MoD (between
Northwood and Southwood)

Rejected (but
supportable on
MoD release)

Cannot be allocated until MoD release, scheduled by 2031;
Significant advantages to development: brownfield site; provides integration of two communities of Northwood and Southwood; could
provide all development needed to 2036 plus social facilities for North Colerne.

Constitutional Club

Withdrawn

Initially advanced for sustainable small-scale development within settlement boundary (conforming with CS Core Policy 2);
Constitutional Club subsequently withdrew the proposal (March 2021) in order for the Club to be used for other community facilities for
the village.

Doncombe Lane Crossroads
(West)

Rejected

Outside settlement boundary;
Inappropriate in terms of general settlement pattern;
Development would be damaging to CNL landscape and prime agricultural land.

East of Primary School

Rejected

Outside settlement boundary;
Typical Cotswold landscape and historic wildflower meadow;
Development of this field would be out of scale with village and would represent ribbon development opposed by the Plan;
A Right of Way across field is a popular village amenity;
Development would conflict with Plan’s position on the principle of brownfield preference.
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2. Criteria adopted to assess sites
For each of the sites considered for potential development, the chart below summarises the
likely significant effects on a baseline of sustainability. The methodology for this draws on the
approach used by the SEA in their report of October 2020 on our Regulation 14 draft. To
maintain consistency within our own report, the criteria we have used follow those adopted
in the detailed Sites Assessment tables which follow. These headings were defined by our
professional advisors, Place Studio. Numbers included in the chart represent the relative
positive and negative effects of development from an environmental perspective but it is not
meaningful to compare the total scores since the assessment factors have not been weighted.
In summary the criteria assessed comprise:
a) Access
Overarching principle: access to recognise the road constraints of the location, promote safe
egress and comply with traffic bylaws.
Factors pertinent to assessing potential sites for development:
• Access to all sites is restricted because of pinch points leading to village at Ford,
Batheaston, Doncombe Hill and Box;
• Access from many of the potential sites would be onto the busy C151 road, a fast
moving commuter route from Bath to Chippenham (Three Hangars, Doncombe Lane
Crossroads E and W, Site 2 Colerne Airfield, Fields 3322 &1713, East of Primary
School, Thickwood);
• Access onto quieter Bath Road and Doncombe Lane would be safer (Drill Ground,
Rooks Nest, Cleaves Avenue, Constitutional Club);
• Narrow access along country lanes can raise safety issues (Slaughterford Mill, Eastrip
Lane, Watergates).

• Protection of key views (Eastrip Lane, Cleaves Avenue, Doncombe Crossroads E);
• Only one site, the Constitutional Club, is in an urban setting and therefore does not
have impact on its rural landscape.
c) Ecology
Overarching principle: to protect and enhance all biodiversity and geodiversity within the
Parish.
Factors pertinent to assessing potential sites for development:
• Protection of bat foraging areas which are present throughout the Parish (all sites), and
two sites which exhibit bat roosts (Slaughterford Mill, Three Hangars);
• Protection of biodiversity priority habitats and areas close to areas designated as
County Wildlife Sites (Slaughterford Mill, Three Hangars, Bath Road, Rooks Nest, East
of Primary School and Drill Ground);
• Protection of ancient woodland (Slaughterford Mill);  
• Protection of prime agricultural land (most sites with exception of Constitutional Club,
Drill Ground, Three Hangars, Slaughterford Mill);
• Prioritisation for development of brownfield land over greenfield (Constitutional Club,
Drill Ground, Three Hangars).
d) Settlement Pattern Considerations
Overarching principle: to ensure that a proposed development would enhance its location,
protect the three distinct settlements, avoid overwhelming the old village, and avoid encroaching on Green Belt land.
Factors pertinent to assessing potential sites for development:
• All sites are outside the current settlement boundary, except Constitutional Club;

b) Landscape

• Scale and impact of development to be appropriate to its setting;

Overarching principle: to protect and enhance the unique character and quality of the landscape of Colerne Parish. This takes into account the position of a site and whether it would
enhance or detract from its setting; its scale and impact; whether it supports the landscape
character area; and whether it protects important viewpoints in and out contributing to the
sense of place.
Factors pertinent to assessing potential sites for development:
• All sites are within the CNL so adherence to CNL guidelines is key;

• Appropriate infill linking two built estates could be beneficial (Drill Ground);

• All sites rank badly on this criterion with the exception of Site 2 Colerne Airfield, (partly
hidden), the Drill Ground (infill), and Thickwood (enclosed by houses and road on 3
sides);
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• Small sites on edge of built-up area (Thickwood, Cleaves Avenue) more harmonious
than those distant from village core and creating urban sprawl (Site 2 Colerne Airfield,
Fields 3322 &1713);
• Avoidance of ribbon development and village “straggle” in open countryside (Eastrip
Lane, Rooks Nest, Watergates);
• Preservation of Green Belt and its openness (Cleaves Avenue, Rooks Nest)

• Some sites too distant from village core to enjoy cohesion with existing community (Site
2 Colerne Airfield, Fields 3322 & 1713);

e) Heritage
Overarching principle: to protect the historic envIronment and ensure that potential developments whether located within the Colerne Conservation Area or near historic buildings,
conserve the heritage of the Parish.
Factors pertinent to assessing potential sites for development:
• Preserving and enhancing local heritage (Slaughterford Mill);
Access

• Some sites remote from any facilities (Slaughterford Mill, Site 2 Colerne Airfield);
• Sites differ in ease and safety of access to local facilities by foot or cycle.
Landsape

Ecology

Settlement
Pattern
Considerations

3

1

• Protecting the integrity of a historical setting (Thickwood field;
Doncombe Lane crossroads E);

Heritage

Flooding &
Containment

Cleaves Ave/
Bath Road

1

Three Hangers

2

Doncombe
Lane X East

2

f) Flooding and Contamination

23 Watergates

2

1

Overarching principle: to protect, use and manage water resources in a
sustainable manner.
Factors pertinent to assessing potential sites for development:
• Most sites identified as being of high ground water vulnerability
and lying over principal aquifer;

Rooks Nest #2

1

2

Site 2 Colerne
Airfield

2

Eastrip Lane

2

• Contamination in varying degrees confirmed or likely at some sites
(Slaughterford Mill, Three Hangars, Site 2 Colerne Airfield, Drill
Ground);

Slaughterford
Mill
Thickwood
Field

2

• Low risk of flooding at all sites except Slaughterford Mill (Flood
Zone 3);

Rooks Nest #1
&3

1

Fields 3322 &
1713

2

Drill Ground

1

Constitutional
Club

1

Doncombe
Lane X West

2

1

East of Primary
School

2

1

• Conserving and enhancing character and appearance of historical
sites (including and adjoining WWII hangars);
• Recognising the potential to enhance a historical setting
(Constitutional Club).

g) Community Facilities
Overarching principle: to maintain quality of life of existing residents, to
cater for future residents’ needs, protect community integrity, and to support delivery of sustainable new development.
Factors pertinent to assessing potential sites for development:
• All sites N of C151 suffer from problem of crossing a physical
barrier, the busy commuter route of the C151 road;
• Proximity to village and its services offered well by some sites
(Cleaves Avenue, Doncombe Lane E and W, Rooks Nest, Eastrip
Lane, Constitutional Club, East of Primary School), others less so
(Slaughterford Mill);

3

1

1

1

2

2

2

1

3

1

1

1
2

2

1

1

2

1

2

1

2

3
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1

3

1

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

2. Requires some mitigation

Yes

Yes

3

3. Requires substantial mitigation
Over-riding detrimental effects

2

1

1. Slight

Available

Yes

1

Positive or significant adverse effect
Identifiable advers effects

Outside
Greenbelt

Yes

Yes

1

4

Yes

3

Colour coding Principle of Assessment

2

Brownfield
land already
develoed

Yes

3

Legend
0

Within
Settlement
Boundary

1

3

2

Community
Facilities
(easily
accessible)

1

Yes

Yes

Yes

Yes
Yes
Yes

Yes

Annex - Site Assessments

Annex - Site Assessments
Details of the 15 sites evaluated by the NPSG are shown below.

1. SITES SUBMITTED THROUGH THE WILTSHIRE COUNCIL 2017
SHELAA PROCESS

SHELAA Details of the 15 sites evaluated by the NPSG are shown below.
Assessment

SHELAA (2017)
Not suitable: in Green
Belt and AONB,
no assessment of
achievability,
1. SITES SUBMITTED THROUGH THE WILTSHIRE
COUNCIL
2017
SHELAA
PROCESS
conclusions
not deliverable; developable in long term. Availability unknown.
Site Name

Cleaves Avenue/Bath Road

SHELAA Site
No.

628

In NP call for
sites?

Submitted

Site size

1.32 hectares

Map

Local
Assessment
Description

Agricultural land, mainly grazing. Flat. The south east triangle of this
site, east of Cleaves Avenue, is believed to be council land and
therefore may be incorrectly marked in the SHELAA map.

Access

Directly off Bath Road and/or Cleaves Avenue.

Landscape

Within the CNL. On the Cotswolds plateau. Highly visible and a key
view in from the south along or near the A4. A valued view within the
parish is Key View 7 to the south (see Key Views report) across the
Lidbrook valley and towards Salisbury Plain.

Ecology

No specific features of interest. A foraging area for bats as it is within 4
km of the Box Mines roosting site (SSSI) (see Bat sources listed
below).

Settlement
Pattern
Considerations

The site abuts the western edge of the current settlement and
settlement boundary, there is a play area to the north west and the
village playing field to the west (with village allotments beyond). It
forms a flat field between the settlement and the playing field.

Heritage

There are no listed buildings in the area and the adjacent housing is
from the second half of the 20th century. The land is designated as
recreational in historic records. Part of the Cotswold plateau, with fields
bounded by dry stone walls and hedgerows. Adjacent to village
allotments.

Flooding &
Contamination

Not in a flood zone. The area lies over a principal aquifer, and is
identified as being of high groundwater vulnerability.

Community
Facilities

Play area to the north west and the village playing field to the west,
with village allotments beyond. Distance to village centre approx.
400m, pavement and lighting all the way.

Utilities

Unknown, probably in Bath Road

Other
Comments &
Interim
Conclusions

This site is within the CNL and Green Belt. Development of Green Belt
for sports purposes is permissible within limiting conditions.
Development of this site for recreational purposes would be
supportable in that it immediately adjoins the Parish Council’s current
playing fields and would resolve the village’s current shortage of land
for sports provision (see CHWB1) but is not currently available for this
purpose.

Site Name

Three Hangars Site (former Colerne Airfield)

Visual
(from NW)

SHELAA
Assessment
SHELAA (2017) Not suitable: in Green Belt and AONB, no assessment of achievability,
conclusions
not deliverable; developable in long term. Availability unknown.
Local
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1. SITES SUBMITTED THROUGH THE WILTSHIRE COUNCIL 2017 SHELAA PROCESS
Description

Agricultural land, mainly grazing. Flat. The south east triangle of this

No.

purpose.

conclusions

Site Name

Three Hangars Site (former Colerne Airfield)

SHELAA Site
No.

3253

Local
Assessment

In NP call for
sites?

Not submitted in Call for Sites but planning application submitted
November 2017

Site size

7.18 hectares

Map

Visual
(from NW)

SHELAA
Assessment
SHELAA (2017) Suitable, not achievable. In AONB. Not shown as available or
conclusions
deliverable but the subject of a recent planning application.
Developable in the long term.

deliverable but the subject of a recent planning application.
Developable in the long term.

Description

Brownfield site. Currently occupied by three former WW2 aircraft
hangars now used for business purposes, accessed off airfield service
road.

Access

Totts Lane is not appropriate for vehicular access. Any access would
need to be off the main road C151.

Landscape

The site is on the edge of the large high plateau occupied by Colerne
airfield. It is highly visible from all directions outside the airfield.

Ecology

There is a roost for the greater horseshoe bats, and a hunting area for
bats from the Box Mines roosting site (SSSI) less than 4 km away(see
Corsham Batscape Strategy P 50). Adjacent to the airfield which was
designated as a County Wildlife Site and an area of good quality
semi-improved grassland (a Biodiversity Action Plan Priority Habitat).

Settlement
Pattern
Considerations

This site is outside the settlement boundary and across the very clear
settlement edge formed by the main C151 road. Development of this
site would set a precedent for development north of the C151

Heritage

This is ex MoD land. The hangars are from WW2 and part of the
historic environment of RAF Colerne, a strategic centre for western
defence. The remains of a Romano-British villa were discovered on the
nearby Azimghur Barracks but this was built over during the war.

Flooding &
Contamination

Not in a flood zone. The area lies over a principal aquifer and is
identified as being of high groundwater vulnerability. Ground
contamination likely and asbestos believed to be in hangars.

Community
Facilities

Rugby ground 250 metres to the west. Village centre facilities available
via footpaths, but across the busy main road, through the northern part
of the village, approx. 400 m.

Utilities

Unknown though electricity presumably available in hangars.

Other
Comments &
Interim
Conclusions

Being outside the settlement boundary and bordered by the airfield on
one side and the busy C151 road on the other, this site is inappropriate
for residential development. The SGS overlooks the northern part of
this site so there are safeguarding considerations. The three hangars
are currently used for business purposes and an extension of
small-scale business activity to encourage local employment would be
appropriate and is supported.

Site Name
Doncombe Lane Crossroads (East)
Local
SHELAA Site
3429
Assessment
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1. SITES SUBMITTED THROUGH THE WILTSHIRE COUNCIL 2017 SHELAA PROCESS
Description
Brownfield site. Currently occupied by three former WW2 aircraft

small-scale business activity to encourage local employment would be
appropriate and is supported.
Site Name

Doncombe Lane Crossroads (East)

SHELAA Site
No.

3429

In NP call for
sites?
Site size

SHELAA
(2017)
conclusions

Suitable and achievable but in the AONB. Available and deliverable in
the short term.

Local
Assessment
Description

Flat field in agricultural use, arable and grazing.

Not submitted

Access

Off either Doncombe Lane or the main C151 road. Caution about
proximity of access points to the main road junction.

4.8 hectares

Landscape

In CNL. The site is on the edge of the large flat plateau occupied by the
old RAF Colerne base. A typical Cotswold field bounded by dry stone
walls. It has wide open views across the plateau and also to the hills and
valleys to the north east. A valued view (Key View 4) is from the Old
Road, looking across the field to Colerne church. (see Key View report).
It is highly visible from all directions.

Ecology

Unknown. Within 4 km of the bats’ roosting site at Box Mines (SSSI), and
other local roosting sites (eg Hangar Field) nearby (see Bat sources
listed below).

Map

This is outside the settlement boundary and across the very clear
Settlement
settlement edge formed by the main road.
Pattern
Considerations

Visual
(from S)

SHELAA
Assessment
SHELAA
(2017)
conclusions

Suitable and achievable but in the AONB. Available and deliverable in
the short term.

Heritage

The field is adjacent to Lucknam Park, a Grade II listed house dating
back to the 18th century, and its extensive grounds listed as an
ornamental park which include an avenue of TPOd trees.

Flooding &
Contamination

Not in a flood zone. The area lies over a principal aquifer, and is
identified as being of high groundwater vulnerability.

Community
Facilities

Within 50m of the primary school, 200m of the village hall and 300m of
the village centre.

Utilities

Unknown but unlikely.

Other
Comments &
Interim
Conclusions

This site is inappropriate in terms of the general settlement pattern. Any
development here would be an abrupt and inappropriate change in
character. The SHELAA assessment as suitable is inexplicable: the site
is in the CNL, it is well outside the settlement and its development would
be damaging in terms of landscape and settlement pattern.

Site Name

23, Watergates

SHELAA Site
No.

N/07/01725/FUL

In NP call for
Not submitted
Local
sites?
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1. SITES SUBMITTED THROUGH THE WILTSHIRE
2017
Site COUNCIL
size
0.575SHELAA
hectares PROCESS
Description
Flat field in agricultural use, arable and grazing.

be damaging in terms of landscape and settlement pattern.

SHELAA
Assessment

Site Name

23, Watergates

SHELAA Site
No.

N/07/01725/FUL

In NP call for
sites?

Not submitted

SHELAA
(2017)
conclusions

Site size

0.575 hectares

Local
Assessment

Map

Visual
(Google Maps)

Not suitable in total except for an insignificant percentage (0.4%). In
Green Belt and AONB. Adjacent to Conservation Area. Availability
unknown, not assessed for achievability. Developable in long term.

Description

Steeply south sloping private gardens. The planning reference given is
an application for a single detached two storey dwelling, refused in
2007 but later approved and built. There is no evidence of why this site
is re-included in the SHELAA

Access

Off very narrow and steep Watergates lane; no footpaths.

Landscape

On the upper slopes of the Cotswold dip slope and highly visible across
the valley from the south. The area lies within the scope of Key Views 1
and 5 from Rudloe and Euridge, and these are iconic views of the
village (see Key Views Report)

Ecology

Unknown (though significant trees and hedgerows on site). Within 4 km
of the bats’ roosting site at Box Mines (SSSI), and other nearby
roosting sites (see Bat sources listed below).

Settlement
Pattern
Considerations

The site is largely outside the settlement boundary.

Heritage

Adjacent to Conservation Area, close to the village well, the church of
St. John the Baptist and to Vale Court, a Grade II listed building dating
back to the 17th century.

Flooding &
Contamination

Watercourse along north east side of site. The area lies over a principal
aquifer, and is identified as being of high groundwater vulnerability.

Community
Facilities

c.300 metres from village centre up a steep hill with no footpaths.

Utilities

Other dwellings with utilities nearby.

Other
Comments &
Interim
Conclusions

Inappropriate addition locationally and in terms of likely scale of
development at the important southern edge of the village. It would be
a significant and inappropriate addition to the ‘straggle’ of older
developments along Watergates and other lanes down the hill.

Site Name

Rook’s Nest #2

SHELAA Site
N/07/02349/FUL
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1. SITES SUBMITTED THROUGH THE WILTSHIRE
No. COUNCIL 2017 SHELAA PROCESS
Assessment

Conclusions

developments along Watergates and other lanes down the hill.

Site Name

Rook’s Nest #2

SHELAA Site
No.

N/07/02349/FUL

In NP call for
sites?

Submitted (with other fields, see below)

Site size

0.47 hectares

Map

Visual
(from S)

SHELAA
Assessment
SHELAA (2017) Not suitable, in Green Belt and AONB. Developable in the long term.
conclusions
Availability unknown, not assessed for achievability.
Local
Assessment
Description

Open field. Redundant “piggery” at centre of site with permission for
conversion for residential use. Sloping down to south and highly visible
from the other side of the valley.

Access

Off Bath Road. Care needed on junction. Footpath access to
Washmeres.

Landscape

On the upper slopes of the Cotswold dip slope and highly visible
across the valley from the south. A valued view from Westwood
towards Colerne - Key View 2 - encompasses this area. (see Key
Views report)

Ecology

Within 4 km of the bats’ roosting site at Box Mines (SSSI) (see Bat
sources listed below). Close to the previously designated County
Wildlife Site at Medley’s Wood.

Settlement
Pattern
Considerations

In Green Belt. Outside settlement boundary.

Heritage

Adjacent to Conservation Area and 17th century Rooks Nest house.

Flooding &
Contamination

The area lies over a principal aquifer, and is identified as being of high
groundwater vulnerability.

Community
Facilities

Close to recreational facilities, c. 400 metres to village centre.

Utilities

Present

Other
Comments &
Interim
Conclusions

Development of the old “piggery” in this field took place in 2020/20.
The two fields submitted with this application (see Rooks Nest Fields 1
and 3) are to the south and east of this property and are part of its
land.

Site Name

Site 2, Colerne Airfield

SHELAA Site
No.

N/09/01380/FUL

SHELAA
In NP call for
Not submitted
Assessment
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1. AONB.
SITES SUBMITTED
THROUGH
THE WILTSHIRE COUNCIL 2017 SHELAA PROCESS
SHELAA (2017) Not suitable, in Green Belt and
Developable in
the long term.

Conclusions

land.

Site Name

Site 2, Colerne Airfield

SHELAA Site
No.

N/09/01380/FUL

In NP call for
sites?

Not submitted

Site size

1.04 hectares

Map

Visual
(from NW)

SHELAA
Assessment
SHELAA
(2017)
conclusions

Outside settlement boundary so considered to be in ‘open countryside’.
Not suitable. Availability unknown, not assessed for achievability.

Local
Assessment
Description

This field is west of the 2 Hangar site. Flat field at edge of an area of
airfield hangars (to east).

Access

From hangars service road leading from C151.

Landscape

The site is on the edge of the large flat plateau occupied by the old
RAF Colerne base. It is largely hidden from all directions outside the
airfield.

Ecology

Within 4 km of the bats’ roosting site at Box Mines (SSSI) and other
roosting sites (see Bat sources listed below). Adjacent to the Airfield
which was designated as a County Wildlife Site and a Biodiversity
Action Plan Priority Habitat – an area of good quality semi-improved
grassland.

Settlement
Pattern
Considerations

Outside the settlement boundary, distant from the village,and across
the very clear settlement edge formed by the main road.

Heritage

This is ex MoD land and abuts the Airfield, a historic WW2 environment
and a strategic centre for western defences.

Flooding &
Contamination

The area lies over a principal aquifer, and is identified as being of high
groundwater vulnerability. An ex-MoD site so contamination possible.

Community
Facilities

Over 1km from village centre across main road.

Utilities

Unknown (but some in adjacent hangars).

Other
Comments &
Interim
Conclusions

This site is inappropriate in terms of the general settlement pattern. It is
outside the settlement boundary, distant from the village centre across
the busy C151 road, and its development would be damaging in terms
of landscape and its setting within the CNL. Development here would
conflict with the Plan’s position on development north of the C151.

2. SITES SUBMITTED ONLY THROUGH NEIGHBOURHOOD PLAN

SHELAA
LOCAL CALL FOR SITES
Assessment
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SUBMITTED
THROUGH
THE WILTSHIRE COUNCIL 2017 SHELAA PROCESS
SHELAA
Outside settlement boundary1.
soSITES
considered
to be in ‘open
countryside’.
Site Name
Eastrip Lane

conflict with the Plan’s position on development north of the C151.

2. SITES SUBMITTED ONLY THROUGH NEIGHBOURHOOD PLAN
LOCAL CALL FOR SITES

2. SITES SUBMITTED ONLY THROUGH NEIGHBOURHOOD PLAN LOCAL CALL FOR SITES
Site Name

Eastrip Lane

Site size

1.39 hectares

Map

Local
Assessment
Availability /
Deliverability

Submitted as available.

Description

South east sloping field in open countryside.

Access

Off Eastrip Lane, a narrow rural lane with no footpaths. Frequent
community use of road on foot, horseback, cycles etc.

Landscape

In CNL. Towards the top of the Cotswolds easterly dip slope and highly
visible from across the valley. Views in: significant visual impact from
south and east as further ‘ribbon’ development (Key View 5). Views out:
development would create restriction of a valuable village amenity (Key
View 6) (See Key Views Report).

Ecology

Within 4 km of the bats’ roosting site at Box Mines (SSSI) (see Bat
sources listed below).

Outside settlement boundary
Settlement
Pattern
Considerations

Visual
(from SE)

Heritage

Typical Cotswold farmland/pasture.

Flooding &
Contamination

The area lies over a principal aquifer, and is identified as being of high
groundwater vulnerability.

Community
Facilities

c.600 metres from village centre, no footpaths.

Utilities

Along Eastrip Lane but not beyond currently developed sites.

Suggested
uses.

Residential.

Other
Comments &
Interim
Conclusions

This greenfield site, overlooking open countryside and the By Brook
valley, is characteristic of the natural landscape of the Cotswolds. This
would constitute inappropriate ‘ribbon’ development along a narrow and
difficult lane with no footpaths. Severe damage to view to south which is
an important village amenity. Access along Eastrip Lane would be
severely stressed. Not supportable.

Site Name

Slaughterford Mill

Local
Assessment
Availability /
Deliverability

Submitted as available.

Site size
Approx. 1.8 hectares
Description
South east sloping field
in open
countryside.
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Map
Access
Off Eastrip Lane, a narrow rural lane with no footpaths. Frequent

severely stressed. Not supportable.
Site Name

Slaughterford Mill

Site size

Approx. 1.8 hectares

Local
Assessment
Description

Old, partially used streamside premises (old papermill) and open areas.
Brownfield. This site currently has B2 status for industrial development.

Availability /
Deliverability

Submitted as available.

Access

Difficult and narrow road access from both Thickwood and Biddestone
(the adjacent parish). The McMillan path, which attracts many hikers,
passes nearby.

Landscape

In CNL. Valley bottom development stretching alongside the By Brook,
adjacent to main part of Slaughterford and highly visible from across the
valley.

Ecology

The site is surrounded by an area of ancient woodland. Provides a
roosting site and hunting area for bats (see Bat sources listed below).
This section of the By Boook valley has been designated a County
Wildlife Site.

Map

Adjacent to small village which has no settlement boundary. The major
Settlement
part of this site is in Colerne Parish but part of site is in Slaughterford in
Pattern
Considerations Biddestone Parish.

Visual
(from NW)

Heritage

Industrial heritage significant. This area is historically registered as
“industrial and extractive Mill (Paper Mill)” and is one of several mills
along the By Brook. Nearby is the site of another mill with the remains
of a large water wheel and chimney for the fulling mill. The Mill was
intermittently in service until the 1990s. It is classed as an “at risk”
historic building/site.

Flooding &
Contamination

The site is in Flood Zone 3. The area lies over a principal aquifer, and is
identified as being of high groundwater vulnerability. There is known to
be considerable contamination across the site.

Community
Facilities

None nearby.

Utilities

Available, detail uncertain.

Suggested
uses.

Holiday lets, live/work, workshops, camping

Other
Comments &
Interim
Conclusions

Owners have submitted the site for further redevelopment. This would
not be for market housing (previous owners having made unsuccessful
applications for this), but for re-developing the mill buildings given their
industrial heritage — future uses suggested to encompass live-work
units, holiday lets, self-build, artisanal workshops, café etc. This vision
is controversial in the local community, primarily on the grounds of
increased traffic and adverse access conditions along narrow roads.
Equally important is the need to take into account the ecological
sensitivity of the site and its surroundings. The site is of historic interest,
and preservation via limited development is preferable to decay. It is
recommended that preparation of a coherent master plan is needed as
a next step. In the meantime the site cannot be adopted or allocated.

Site Name

Thickwood field (T2 on map)
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a next step. In the meantime the site cannot be adopted or allocated.
Site Name

Thickwood field (T2 on map)

Site size

0.36 hectare

Map

Local
Assessment
Description

Small flat field currently used in part for grazing, adjoining an open
landscape to the north.

Availability /
Deliverability

Submitted as available.

Access

Off C151, bordered by large TPO trees. Current site access does not
meet DMRB requirements. New site entrance with appropriate splay to
be made south of existing entrance. Landowner may be required to
undertake speed survey. Footpath from site leading to Thickwood estate
and linking with footpaths to the village.

Landscape

Hidden behind trees from main road, visible from north east. In CNL.

Ecology

Within 4 km of the bats’ roosting site at Box Mines (SSSI) and other
local roosting sites (see Bat sources listed below).
2014 agricultural survey indicated land quality to be Grade 4.

Outside settlement boundary but adjacent to Thickwood housing estate.
Settlement
Pattern
Considerations

Visual
(from NE)

Heritage

The site is in close proximity to three historic monuments: Lucknam Park
House (Grade II listed,18th century) and its parkland lie immediately
opposite the site across the C151 main road; Home Farm (listed,19th
century) and some garden walls within the estate are Grade II listed.
The land of 17th century Thickwood House and Farmhouse in the
hamlet of Thickwood is adjacent to the site. Heritage Assessment
undertaken March 2021.

Flooding &
Contamination

The area lies over a principal aquifer, and is identified as being of high
groundwater vulnerability.

Community
Facilities

1½ kms distant from main village facilities but a few hundred yards from
bus stop.

Utilities

Unknown.

Suggested
uses.

A Community-led Housing scheme for military veterans.

Other
Comments &
Interim
Conclusions

Proposed development appropriate in the overall pattern of Thickwood.
This site is in open countryside but development may be approvable as
a rural exception site. The proposed small-scale Community Led
Housing scheme, providing up to five dwellings for military veterans is
supportable. Such a scheme would respond to village support for
“homes for veterans”. A Landscape and Visual Impact Assessment
recommended.

Local
Site Name
Rook’s Nest – 3 fields (field 2 included in SHELAA above)
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Site size

2 hectares

“homes for veterans”. A Landscape and Visual Impact Assessment
recommended.
Map
Site Name

Rook’s Nest – 3 fields (field 2 included in SHELAA above)

Site size

2 hectares

Local
Assessment
Availability /
Deliverability

Submitted as available

Description

Western field only (2) included in SHELAA listing – see above. Fields 1
and 3 are open fields, current use unknown. Piggery at centre of
western field (2) granted permission in 2018 for conversion for
residential use. Site sloping down to the south.

Access

Off Bath Road and Washmeres. Latter steep and narrow, no
pavements. Footpath access available from Washmeres.

Landscape

On the upper slopes of the Cotswold dip slope and highly visible across
the valley from the south. A valued view from Westwood towards
Colerne – Key View 2 – encompasses this area (See Key Views
Report).

Ecology

Within 4 km of the bats’ roosting site at Box Mines (SSSI) and other
local roosting sites (see Bat sources listed below). Close to Medley’s
Wood which was designated a County Wildlife Site.

Settlement
Pattern
Considerations

Outside settlement boundary. In Green Belt.

Heritage

Adjacent to Conservation Area and listed buildings, including 17th
century Rooks Nest house.

Visual
(from N)

Flooding &
Contamination

The area lies over a principal aquifer, and is identified as being of high
groundwater vulnerability.

Visual
(from N)

Community
Facilities

Close to recreational facilities, c. 300 metres to village centre.

Utilities

Unknown.

Suggested
uses.

Residential, perhaps equestrian facilities and horticulture. Risk of
development creep over and beyond that proposed for Field 2 is high.

Other
Comments &
Interim
Conclusions

Development of the old “piggery” in the western field (2) took place in
2020/21 and the two other fields (1 and 3 on the map) are part of the
land connected to this site. Further development of the whole Rooks
Nest submissions into the 2 adjoining fields would constitute an
excessive and inappropriate addition to the western slope of the village.
This site is highly visible from the south.

Map

Local
Assessment

Site Name
Fields 3322 and 1713
Availability
/ NEIGHBOURHOOD
Submitted as available
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Deliverability
Assessment

This site is highly visible from the south.
Site Name

Fields 3322 and 1713

Site size

7.4 hectares

Map

Visual
(from SE)

front of the SGS.
Access

Off main C151 road.

Landscape

A typical Cotswold field situated between the airfield and the main
C151 road. It has extensive views across the plateau and is visible
from all directions.

Ecology

Within 4 km of the bats’ roosting site at Box Mines (SSSI) and other
roosting sites (eg nearby Hangar Field) (see Bat sources listed below).
Adjacent to the Airfield which was designated a County Wildlife Site
and a Biodiversity Action Plan Priority Habitat – an area of good quality
semi-improved grassland.

Settlement
Pattern
Considerations

In CNL. This site is outside the settlement boundary and across the
very clear settlement edge formed by the main C151 road.

Heritage

This site is adjacent to the Airfield, a historic WW2 environment and a
strategic centre for western defences. The hangars on the site
alongside also date from WW2.

Flooding &
Contamination

The area lies over a principal aquifer, and is identified as being of high
groundwater vulnerability.

Community
Facilities

Close to some recreational facilities, c. 500 metres to village centre
across busy C151 road

Utilities

Unknown.

Suggested
uses.

Residential, employment, mixed uses.

Other
Comments &
Interim
Conclusions

Any development here would be an abrupt and inappropriate change in
character. As an open, very visible, agricultural site, development on
these fields would be at odds with CNL guidance to conserve and
enhance areas that demonstrate the special qualities of the Cotswolds.
It is outside the settlement boundary, distant from the village centre and
separated from it by the busy C151 road. The SGS overlooks the
northern part of this site so there may be safety considerations. Any
development here capable of attracting CIL money to improve the road
safety conditions would of necessity be too large for this location and
would necessitate out-commuting.

Local
Assessment
Availability /
Deliverability

Submitted as available

Description

Flat agricultural land. Current use is pasture but was once part of the
Colerne Airfield, sited between two MoD hangar sites and directly in
front of the SGS.

Site Name

The Drill Ground, MoD (between Northwood/Southwood)

Off main C151 road.

Site size

3.5ha.

Access
Landscape

3. SITES IDENTIFIED BY SITES SUB GROUP

A typical Cotswold field situated between the airfield and the main
C151 road. It has extensive
across
the 1:
plateau
and is visible
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safety conditions would of necessity be too large for this location and
would necessitate out-commuting.

3. SITES IDENTIFIED BY SITES SUB GROUP

3. SITES IDENTIFIED BY SITES SUB GROUP
Site Name

The Drill Ground, MoD (between Northwood/Southwood)

Site size

3.5ha.

Map

Visual
(from NE)

Local
Assessment
Description

A brownfield, former hangar site between Northwood and Southwood
(locally known as the “Parade ground or Drill ground”)

Availability /
Deliverability

Currently not available or deliverable (see Conclusions below)

Access

From Doncombe Lane

Landscape

Flat open area, largely hard-covered, with some peripheral grassland.

Ecology

Within 4 km of the bats’ roosting site at Box Mines (SSSI) and other
local roosting sites (eg Hangar Field nearby) (see Bat sources listed
below). Not considered to be significant. Although not far from the
Airfield, which was designated a BAP, there is an area of greenfield
and brownfield land between.

Settlement
Pattern
Considerations

Outside the settlement boundary. Lies between two sites already
developed as residential housing which are now occupied by a mix of
private and military tenants.
Within CNL, but brownfield part of the WW2 military establishment.

Heritage

Historic interest as part of WW2 airfield, a strategic centre for western
defences.

Flooding &
Contamination

The area lies over a principal aquifer, and is identified as being of high
groundwater vulnerability. Flood risk negligible. Contamination
unknown but possible.

Community
Facilities

About 1.5 km from village centre but well integrated with the existing
Northwood/Southwood settlements to the north and south. Bus stop
nearby.

Utilities

Doncombe Lane, as Northwood/Southwood

Other
Comments &
Interim
Conclusions

This parcel of land is still in MoD ownership but lies outside the
security fence of Azimghur Barracks and is publicly accessible. The
MoD insists (Feb. 2018) that its future may only be considered as part
of the eventual Azimghur Barracks disposal, even though there is no
known or likely military need for it. It is assessed here because of its
obvious advantages for development – location, community integration
of Northwood and Southwood, topography, and opportunity for
advanced place-making. As such it presents a good prima facie case
for mixed residential development.
The Steering Group acknowledges that the MoD will not at this time
consider its separation from the overall site but wishes to give it special
note in the context of this Review because of its ideal development
potential for the village.

Local
Assessment
Site Name
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(locally known as the “Parade ground or Drill ground”)

Constitutional Club, High Street
0.1 ha

note in the context of this Review because of its ideal development
potential for the village.
Site Name

Constitutional Club, High Street

Site size

0.1 ha

Map

Visual
(from N)

Local
Assessment
Description
Small brownfield site in the village centre currently occupied by the
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Local
Assessment
Description

Small brownfield site in the village centre currently occupied by the
Constitutional Club and its adjoining car park.

Availability /
Deliverability

This site was initially proposed by the Club committee to the NPSG
but was later (March 2021) withdrawn.

Access

Direct and wide access to High Street, Colerne’s main street.

Landscape

Flat site within Colerne’s settlement boundary.

Ecology

Within 4 km of the bats’ roosting site at Box Mines (SSSI), and other
local roosting sites eg Hangar Field nearby (see Bat sources listed
below) but not considered to be detrimental to bats’ habitat.

Settlement
Pattern
Considerations

Bordering the village High Street it lies between dwellings and the
Fox and Hounds public house.

Heritage

The site is within the old village and in a Conservation Area. The
current building is mid-20th century and of no architectural merit but
there are listed buildings surrounding it. Two Grade II listed
residential buildings, nos 3 and 5 High Street (17th and early 18th
century), lie to its west, and to its east is the Grade II listed 18th
century Fox and Hounds pub. Across the road from this site, but
shielded by trees and shrubs, is Daubeneys, Grade II* listed and the
oldest building in the village, in part dating from the 14th century.

Flooding &
Contamination

Not in a flood zone and contamination unlikely

Community
Facilities

The village centre, its primary school, shop, and village hall all
within 300 metres.

Utilities

All present. A main sewer runs across the site.

Other Comments
& Interim
Conclusions

This site was subject to assessment as it would have been an ideal
location for a small scale development of the type favoured by the
local community. The Club’s plans have changed since its
assessment and its availability has been withdrawn in order for the
Club to be used for other community facilities.

Site Name

Doncombe Lane Crossroads (West)

Site size

5.6 hectares

Club to be used for other community facilities.

Site Name

Doncombe Lane Crossroads (West)

Site size

5.6 hectares

Map

Visual
(Google Maps)

Local
Assessment
Description

Flat field in agricultural use. North of village settlement boundary and
village centre.

Availability /
Unknown.
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Access
Off Doncombe Lane and the main C151 road. Caution about proximity

Description

Flat field in agricultural use. North of village settlement boundary and
village centre.

Availability /
Deliverability

Unknown.

Access

Off Doncombe Lane and the main C151 road. Caution about proximity
of access points to the main road junction.

Landscape

In CNL. A typical Cotswold field bounded by dry stone wall and
hedgerows. It has wide open views across the plateau and also to the
hills and valleys to the north east. The site is on the edge of the large
flat plateau occupied by the old RAF Colerne base. It is highly visible
from all directions.

Ecology

Within 4 km of the bats’ roosting site Box Mines (SSSI), and other
local roosting sites eg adjacent Hangar Field (see Bat sources listed
below). Adjacent to the Airfield which is a County Wildlife Site and a
Biodiversity Action Plan Priority Habitat - an area of good quality
semi-improved grassland.

Settlement
Pattern
Considerations

This site would be part of the whole strip of land between the old,
pre-airfield road and the new main road. It is outside the settlement
boundary and across the very clear settlement edge formed by the
main road. It is close to the MoD’s Satellite Ground Station.

Heritage

This field is beside the Airfield, a historic WW2 environment and a
strategic centre for western defences. The hangars on the adjoining
site also date from WW2. The remains of a Romano-British villa have
been found close by.

Flooding &
Contamination

Not in a flood zone and contamination unlikely. The area lies over a
principal aquifer, and is identified as being of high groundwater
vulnerability.

Community
Facilities

Within 50m of the primary school, 200m of the village hall and 300m
of the village centre.

Utilities

Unknown but unlikely.

Other
Comments &
Interim
Conclusions

This site is inappropriate for development as it is greenfield land and
forms part of the green area between the village and the MoD site.
Development here would be inappropriate and at odds with CNL
guidelines. Not recommended for adoption.

Site Name

East of Primary School

Site size

5.6 hectares.

Site Name

East of Primary School

Site size

5.6 hectares.

Map

Visual
(from SE)

Local
Assessment
Description

Open field, east of village settlement used in part for grazing

Availability /
Deliverability

Not available

Access

Vehicular access directly off main C151 road. Footpath through to
Martin’s Croft and on to village centre

Landscape

A typical Cotswold field bounded by dry stone walls. It has big skies
and wide open views across the plateau and also to the hills and
valleys to the north east.

Ecology

Mature unploughed wildflower meadow. Within 4 km of the bats’
roosting site Box Mines (SSSI), and other local roosting sites eg
Hangar Field nearby. (see Bat sources listed below)

Settlement
Pattern
Considerations

Outside the settlement boundary. Development of this field would be
well beyond needs-assessment and highly distortive of village integrity.

Heritage

Within a short distance of the Grade I Listed village church of St. John
the Baptist, which dates from the 13th century, and the centre of the
old village.

Flooding &
Contamination

Unknown but very unlikely. The area lies over a principal aquifer, and is
identified as being of high groundwater vulnerability.

Community
Facilities

c. 300 metres from village centre via footpath.

Utilities

Unknown.

Other
Comments &
Interim
Conclusions

Valued village greenfield with substantially used Right of Way footpath.
Development would be out of scale and damage village integrity. It
would infringe the brownfield over greenfield principle espoused in the
Plan.

Sources:
Landscape
Cotswolds National Landscape: Landscape Character and Guidelines:
https://www.cotswoldsaonb.org.uk/our-landscape/
Local
Ecology
Assessment
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IDENTIFIED
SITES SUB GROUP Natural England ‘Colerne Parks and Monks Wood SSSI’
Description
Open field, east of village settlement
in part for BY
grazing

Sources:
Landscape
Cotswolds National Landscape: Landscape Character and Guidelines:
https://www.cotswoldsaonb.org.uk/our-landscape/

Ecology
Natural England ‘Colerne Parks and Monks Wood SSSI’:
https://designatedsites.naturalengland.org.uk/SiteDetail.
aspx?SiteCode=s1003288
Wiltshire and Swindon Wildlife Sites Handbook:
https://www.wiltshirewildlife.org/Handlers/Download.
ashx?IDMF=006b9157-e3fa-47af-bc19-263421df8df0
Landscape Biodiversity Areas:
http://www.link2nature.org.uk/uploads/LBAPpages/Landscape_
Conservation_Framework_Wiltshire_Swindon2013.pdf
Bats:
European Site Conservation Objectives for Bath & Bradford on Avon Bats SAC
(UK0012584):
http://publications.naturalengland.org.uk/publication/6279810384920576
Bats Special Area of Conservation (SAC) Planning Guidance for Wiltshire (Natural England
and Wiltshire Council 2015):
https://www.wiltshire.gov.uk/media/992/Bat-S-A-C-developersguidance-inc-Bath-Bradford-on-Avon-Chilmark-and-Mottisfont-/
pdf/Bath-and-bradford-on-avon-september-2015-bat-sac-guidance.
pdf?m=637298262862270000
Corsham Batscape Strategy:
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https://www.wiltshire.gov.uk/media/549/Corsham-Batscape-Strategy/pdf/
sppnp-corsham-batscape-strategy-reduced.pdf?m=637102851057030000

Heritage
The National Heritage List for England, Heritage Gateway:
https://www.heritagegateway.org.uk/Gateway/Results_Application.
aspx?resourceID=5&index=1
Wiltshire and Swindon Historic Environment Record:
https://services.wiltshire.gov.uk/HistoryEnvRecord/Home/Index
Historic England (2018): ‘Heritage at Risk Register’:
https://historicengland.org.uk/advice/heritage-at-risk/
Forces War Record RAF Colerne:
https://www.forces-war-records.co.uk/units/568/raf-colerne
Airfields of Britain Conservation Trust:
https://www.abct.org.uk/airfields/airfield-finder/colerne
The Village On the Hill (3 volumes):
Colerne History Group

Water
Magic Map: Landscape, Geology & Soils, Groundwater Vulnerability:
https://magic.defra.gov.uk/MagicMap.aspx
GetTheData – Slaughterford Flood Map:
https://www.getthedata.com/flood-map/slaughterford

