
Colerne Parish Council Comment on Application Reference PL/2026/06137
Colerne Industrial and Storage Park, Bath Road, Colerne
‘The Three Hangars’
__________________

The Colerne Parish Council (PC) opposes approval of this outline planning application.  The PC has a number of objections at a level of planning principle, together with supplementary concerns at a level of specific detail.

Disclaimer

It is first necessary to deal with a red herring on which the Applicant appears to place some reliance.  In Section 4.4 of the Planning Statement the Applicant quotes a PC statement made in 2017 in respect of an earlier application to develop the site, that it was "happy with the principle of residential development on the site”.   This nine-year-old statement predated the MoD plans to dispose of the Azimghur Barracks site for development and the PC’s own Neighbourhood Plan made in 2022, both of which render the 2017 statement obsolete.

The need for Planning strategy for north Colerne

In 2025 the Applicant made a pre-application enquiry of the local planning authority and some of the outcomes are given in Section 4.15 et seq. of the Planning Statement.  In particular, the planning authority is quoted as advising that:

“…there is a need to be agile to changing circumstances in particular around the adjacent MoD land. In my opinion, the land between that and the C151 (including this site) ought to be considered within [the] same plan-led, masterplanned approach in collaboration with the local community”.

The PC fully supports this opinion.   Its implication is that in the light of the MoD development no smaller site in the surrounding land should be considered for development outside of a wider planning strategy for north Colerne, because a piecemeal approach to development would make it difficult if not impossible to deliver sustainable growth and to plan infrastructure, transport mitigations, community facilities, and military safeguarding requirements in a coordinated manner.  

The PC regards the Applicant’s reasons for rejecting this opinion (4.18) as irrelevant to this point of planning strategy. 

The MoD's intentions towards disposal of Azimghur Barracks have crystallised considerably in the last two years, and the PC has been in informal consultation with MoD over how an effective masterplan can be designed and a plan-led approach adopted.  While these procedures only relate to the MoD land itself, the principle of taking a strategic view of any development proposed north of the C151 is a strong one, for two reasons. 

The MOD disposal is expected to propose a number of houses well in excess of the stated local housing need as defined in the Neighbourhood Plan.  The PC anticipates that this quantity would also be well in excess of any conceivable housing requirement which the emerging Local plan might place upon Colerne.

 The possibility of MoD disposal for development was known in outline at the time the Neighbourhood Plan was developed, and the Plan consequently adopts a further aspiration, namely to preserve from development the ribbon of land to the north of the C151 which provides a green corridor to the north of the village (and would continue to do so were the Azimghur Barracks site to be developed).  The Plan recognises that the "three hangars” site is already industrially developed but recommends that it should remain for employment use on the grounds that residential development of any of the "fields" along the north of theC151 would jeopardise the green corridor by potentially initiating a domino effect of speculative development.
In short, the addition of further speculative housing within the same strategic development area is now contended to be unnecessary and unsustainable.
Conformity to the current Local Plan (Core Strategy 2015)  

The scheme proposed would fail to integrate effectively with the existing built form of the village and far from reinforcing would damage the existing settlement identity (Core Policy 57)

It would conflict with Core Policy 1, settlement strategy, as it is outside the settlement boundary and would extend residential development beyond it, does not represent proportionate development, is not focussed on meeting local needs, and does not reflect a plan-led approach to growth.

The Colerne Neighbourhood Plan (CNP)

The development would conflict at a number of points with the CNP. 

The Neighbourhood Plan  [ref: para 3.15, “not deemed developable for residential”; para4.21(iv) Policy NE1 (a) “open land between settlements” ;policy NE4 Key View4 ; BE1 plus Design Statement 6.4.12 rooflines (applicant’s is excessive) ; policy EB1.

The Neighbourhood Plan aims to preserve the existing village structure and layout and one of the objectives of the joint PC/MoD task force is to achieve a balanced development at AZB that harmonises with this objective. The objective would be entirely disturbed by a ‘Three Hangars’ residential development.  NP Topic Paper 1 reviews the suitability of the ‘three hangars’ site for residential development and finds that such a development would alter the character of the village and distort its geography.

The proposal represents a non plan-led speculative development which is unnecessary to achieve Plan outcomes. It is outside the settlement boundary, disproportionate in scale to the surrounding community (it would add about 30% to the population of the existing village centre), it would distort the existing built form of the village and its development pattern, and deliver a residential encroachment that could trigger significant damage to the village "green corridor”.

The Cotswold National Landscape Management Plan.

The whole of the parish, being within the Cotswold National Landscape,[CNL] is defined by the NPPF August 2026 as a “Protected Landscape”. All major developement must comply with the CNL development policies within the Management Plan.
Policy  CE14  “major development in the National Landscape must be refused without exceptional circumstances” 
supported by N4(2) applied through S5(2) of the NPPF 2026.
The Neighbourhood Plan’s landscape and design policies keep their weight (NPPF Annex A).
The Applicant does not appear to achieve this.

The Parish Council therefore concludes that there are significant weaknesses in this development proposal since it fails to take adequate regard of wider community strategic planning considerations and key elements of the Colerne Neighbourhood Plan.

Specific observations

The PC has a number of practical concerns about the deliverability of the proposed development.  Several of these concerns have been already expressed by residents in previously submitted comments.

By far the most significant is traffic load and stress on roads. The NP Topic Paper 2 records that an earlier 130-home scheme on this site was recommended for refusal by Highways on road capacity. The Applicant’s Transport Assessment forecasts 69 two-way trips in the morning peak and 73 in the evening peak.

  The Application seeks to deal with this by mitigations. These seem likely to have limited practical effect. Three are noted here:

Speed limiting roundels and a traffic priority scheme is proposed at Ford and possibly Batheaston.  It is unlikely that excessive speed is often observed at either of these locations as the pinch points prevent it. Far more importantly, the measures would do nothing to affect the volume of traffic.
Appointment of a traffic plan coordinator is proposed but with a role specification that, being based upon various types of persuasion, seems unlikely to deliver significant effects on traffic reduction.  Using a 15 year-old traffic census the travel plan consultant’s own best forecast is that single occupancy vehicle journeys might fall from 73% in 2011 to 68% by the early 2030s.
With the best will in the world residents of the new development would be compelled to adopt routine car usage because of the absence of adequate alternative transit options.  
Bus services are assessed by the Applicant as capable of delivering people to employment, schools, leisure, and other purposes. 
Bus services are too infrequent and irregular to meet family needs throughout the week.
The reliance that developers customarily place upon encouraging cycling and walking would be irrelevant to this relatively isolated site. 


The development, currently suggested  to be largely three bed homes, would also place significant load upon other physical and social infrastructure within the village, such as sewerage and medical services. The development would add demand from 150 households, with 400 plus residents to services which are already stressed, and the Application does not offer any substantive proposals to address these problems.

The PC also notes the contamination risks from a development involving demolition of three WWII hangers and repurposing of surrounding land that is still essentially an untouched WWII airfield.  It is not clear that adequate land quality and/or contamination assessments have been undertaken and the PC suggests that on a site like this these considerations are too important to be left as reserved matters.

Colerne Parish Council
3 November 2026


