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Appeal Decision 
Hearing held on 3 and 4 July 2012 

Site visit made on 4 July 2012 

by John Papworth  DipArch(Glos) RIBA 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 18 September 2012 

 

Appeal Ref: APP/Y3940/A/12/2169716 

Land off Oxford Road, Calne, Wiltshire SN11 8AW 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 
against a failure to give notice within the prescribed period of a decision on an 

application for outline planning permission. 
• The appeal is made by Hills UK Ltd against Wiltshire Council. 

• The application Ref; 11/03524/OUT, is dated 19 October 2011. 
• The proposal is residential development of up to 200 dwellings and associated works 

(access to be determined). 
 

Decision 

1. I allow the appeal and grant planning permission for residential development of 

up to 200 dwellings and associated works (access to be determined) at Land off 

Oxford Road, Calne, Wiltshire SN11 8AW in accordance with the terms of the 

application, Ref; 11/03524/OUT dated 19 October 2011, subject to conditions 

1) to 27) on the attached Annex 2. 

Procedural Matters 

2. This appeal was heard at the same Hearing as that for another site in Calne by 

a separate appellant, Ref; APP/Y3940/A/12/2171106, since the issues on both 

included the adequacy of the Council’s five year supply of housing land and the 

policy background.  A joint session on those subjects was held on the morning 

of 4 July, matters particular to this appeal being discussed later on 4 July.  

Whilst it is the case that the individually assessed housing land supply figure 

differed between the two appellants, both claimed that figure to be below the 

five years sought.  The conclusions in both Decisions are the same, based on 

the same considerations. 

3. It was agreed that there was no competition between the two sites and their 

promoters; permission could be granted for either or both on their individual 

merits, having mind to the commonality of certain considerations as just set 

out. 

4. In each case the original seven putative reasons for refusal, had the Council 

determined the applications, had been reduced to the first four by the time of 

opening the Hearing. 

5. Representatives of both appellants were present throughout the formal sittings 

in the Council offices and there was some overlap with regard to documents 

submitted and third party submissions made at the Hearing.  The list of 
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Documents and Appearances in this Decision reflects that fact and is common 

to both appeals. 

6. The Hearing was adjourned on 4 July to allow for the delivery of completed 

undertakings, and in case there was a need for discussion on their contents.  In 

the event it was agreed by the parties that there was no need to resume, and 

the Hearing was closed in writing by letter dated 3 August 2012. 

7. This application was made in outline with access only to be considered. 

Main Issues 

8. These are; 

• The principle of development having regard to the presumption in favour of 

sustainable development. 

• Whether any adverse impacts significantly and demonstrably outweigh the 

benefits. 

Reasons 

Principle of Development 

9. The Development Plan consists of the Regional Planning Guidance for the South 

West (RPG10) adopted in 2001, the saved policies of the Wiltshire and Swindon 

Structure Plan 2016 adopted in 2006 and those of the North Wiltshire Local 

Plan 2011 adopted in 2006.  The role of market towns is acknowledged and 

Calne is identified in the Structure Plan as one of the main towns.  The Local 

Plan includes Calne as an excepted settlement not subject to only small scale 

or limited development.  Policy H4 of the Local Plan concerns development in 

the open countryside such as the appeal site, and this will be permitted in 

limited cases. The policy states that it reflects the strict controls placed on new 

residential development within the countryside at all levels of planning 

guidance. 

10. The draft Regional Strategy for the South West identifies market towns where 

development will increase their self-containment and enhance the role as 

service centres.  In view of the Government’s stated intention to abolish this 

level of policy, little weight attaches to the likelihood of this progressing 

further.  The Wiltshire Core Strategy is also emerging with Calne identified as a 

market town where significant development will increase jobs and homes in 

order to help sustain, or enhance, its role.  Each of these older adopted Plans 

and newer but emerging Plans contain housing requirement figures. 

11. The National Planning Policy Framework was published in March 2012 and has 

been addressed by both the appellant and the Council.  The interim 

arrangements set out in paragraph 215 apply, and paragraphs 11 and 150 

reiterate the requirements of Section 38(6) of the 2004 Act that applications 

for planning permission must be determined in accordance with the 

development plan unless material considerations indicate otherwise.  The 

policies of the Framework can be a material consideration of weight where the 

Development Plan policies are not fully consistent with them.  Paragraph 14 

sets out the presumption in favour of sustainable development and that this 

means where the development plan is absent, silent or relevant policies are out 

of date, granting permission unless any adverse impacts of doing so would 
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significantly and demonstrably outweigh the benefits, when assessed against 

the policies in the Framework taken as a whole. 

12. There are to be no strategic sites at Calne as stated in draft Core Strategy 

Policy CP8, and allocation of sites will await the outcome of a proposed 

Neighbourhood Plan, or a Site Allocations Development Plan Document, neither 

of which can be said to be in preparation.  Hence, as set out in ‘The Planning 

System: General Principles’ this does not appear to be a case where it may be 

justifiable to refuse planning permission on grounds of prematurity.  The effect 

of this conclusion on the planning of the area will be considered as an impact in 

the second main issue. 

13. The first consideration is the housing requirement and which evidence base to 

use; it is agreed in any event that both the Structure Plan and the Regional 

Planning Guidance, whilst part of the Development Plan, do not provide up-to-

date figures.  The approach taken by Inspectors with regard to Wiltshire has 

been referred to and for the main part previous Decisions have concluded that 

the Regional Strategy figures are appropriate and that the former North 

Wiltshire District Council area is the appropriate one for assessing land supply.  

With regard to the figures in the emerging Core Strategy, there is a single 

anomaly referred to, the Park Road Malmesbury Decision, while the Secretary 

of State’s Decision at Salisbury expressed a different view on a more advanced 

core strategy.  The subsequent publication of the Framework has made clear 

the weight to be attached to emerging policy, which may not have been as 

clear at the time of the Park Road case.  There is cogent evidence that the 

north of the area, influenced more by the economies of large settlements such 

as Bristol, Bath, Swindon, Cheltenham and Gloucester will require greater 

housing growth than the south. 

14. With regard to paragraph 216 of the Framework, the Core Strategy is advanced 

insomuch as an Examination is imminent, but in view of the extent of 

unresolved objections, including to the adequacy of the provisions for housing, 

there must remain doubts over the outcome and the consistency with 

Framework policies on increasing the supply of housing.  The Core Strategy 

figures are below that assessed for the Regional Strategy and below that 

assessed and published in ‘Topic Paper 15; Housing Requirement Technical 

Paper’.  That document states that an adequate supply of housing is needed to 

deliver economic growth and that affordable housing is a top priority.  Whilst 

there was reference to a risk of jobs not keeping pace with housing provision, 

and resulting in out-commuting, this does not appear to be supported in the 

Sustainability Appraisal where no harm occurs at the top end of the range. 

15. The assumption that the Regional Strategy will not now be taken further does 

not materially alter the weight that can be attached to that evidence base 

relative to that presently informing the emerging Core Strategy.  This position 

is in line with advice in a letter to Chief Planning Officers from the 

Government’s Chief Planner on 10 July 2010 and paragraph 218 of the 

Framework.  There was concern expressed at the Hearing over the demand for 

housing in the present economic situation, but demand is different from need 

and it is the latter that the Framework seeks to meet.  Another concern was 

the need for affordable market, rather than affordable ‘social’ housing, but an 

increase in the amount of housing being delivered could result in a lowering of 

prices.  The economic situation is however of relevance when considering the 

likelihood of presently permitted sites being developed, as set out in footnote 



Appeal Decision APP/Y3940/A/12/2169716 

 

 

www.planningportal.gov.uk/planninginspectorate           4 

11 to the Framework.  Having mind also to the likelihood of greater numbers of 

affordable housing units coming forward at the higher levels of general 

provision, to be assessed objectively alongside market housing in the first 

bullet point of Framework paragraph 47, it is appropriate to regard the figures 

derived from the evidence for the Regional Strategy as a robust basis for 

determining the requirement. 

16. With regard to housing delivery and the five year supply of housing land, the 

statement of the Inspector for Park Road on the difficulty of predicting this is 

concurred with, and the figures discussed at the Hearing can only be a 

snapshot at that time, with a degree of conjecture over the intentions and 

future actions of parties not represented at the Hearing, such as developers of 

other sites.  Using the Regional Strategy requirements, the former North 

Wiltshire District area and the Annual Monitoring Report 2010 – 2011 there is a 

shortfall.  Based on the Council’s revised assessment instead of the Annual 

Monitoring Report, that shortfall is reduced but still just below 5 years.  

Looking at the Housing Market Area of North and West Wiltshire together and 

the Core Strategy, a shortfall is still indicated by the appellant but not by the 

Council.  To ensure a robust appraisal it is necessary to look further at the list 

of sites as discussed at the hearing. 

17. Of the large permitted sites, there does appear to be doubt over the delivery of 

the former Bath and Portland Stoneworks site given its past history, not being 

in the 2009/10 Annual Monitoring Report, and little evidence that matters have 

moved on substantially since.  Similarly with the Blue Hills site, this appears to 

have been subject to persistent delays and to being put back in time in 

successive Annual Monitoring Reports.  The delivery timescale for land adjacent 

to the scrap yard at Trowbridge also appears to be receding and a reduction 

here is appropriate. 

18. Other sites with permissions that had previously been dismissed have been 

brought back into the list, but it is apparent that even with the acceptance of 

these sites in total, a shortfall is possible.  The Council has added 383 units in 

this category where none were previously included.  Footnote 11 of the 

Framework does provide for live permissions to be counted unless there is clear 

evidence that schemes will not be implemented within five years, for example 

they will not be viable, there is no longer a demand for the type of units or 

sites have long term phasing plans.  Clearly those where the permission has 

expired should not be included and where land was bought at or near the 

height of the market, doubts over viability would be legitimate.  The prospect 

of new permissions on new land being required to replace such stalled schemes 

was discussed.  Windfalls have also been significantly increased and that is 

provided for in paragraph 48 of the Framework subject to certain requirements 

on historic evidence.  There appears to be a good reason to reduce the figure 

on that basis as suggested.  Vision and Strategic sites are disputed in their 

entirety, and given the process to be gone through and the doubts over 

delivery, a degree of caution is appropriate.  The requirement is to identify a 

supply of specific deliverable sites and to be considered deliverable, sites 

should be available now.  These sites cannot be truly described as being 

available now. 

19. Therefore, from a starting point of there being a shortfall in the five year 

housing land supply, as assessed against the Regional Strategy evidence-base 

requirements in the former North Wiltshire District area, sufficient doubts 
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remain over a number of included sites and supply provisions to further 

increase the shortfall.  On that basis it is concluded that there is not a five year 

supply of deliverable housing sites and that the provisions of the Development 

Plan are out-of-date.  Greater weight attaches to the policies of the Framework 

including boosting significantly the supply of housing and the stated 

presumption in favour of sustainable development, sufficient to conclude that 

the residential development is acceptable in principle but subject to the 

consideration of impacts that follows. 

Impacts and Planning Balance 

20. Having concluded that the Development Plan is out-of-date and that the 

residential development is acceptable in principle, there is a need under 

paragraph 14 of the Framework to consider whether any adverse impacts of 

granting permission would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in the Framework taken as a 

whole. 

21. Saved Policy H4 of the Local Plan makes clear that restraint is to be placed on 

residential development outside settlement boundaries, although those 

boundaries may be considered out-of-date with a need to consider releasing 

such sites to provide for the level of housing need.  Whilst the Council’s first 

reason for refusal refers to this location, there is no specific objection to the 

proposals in terms of the effect on the character and appearance of the 

countryside, landscape, townscape or on agricultural land.  The development 

would extend the built form of the area outwards alongside the main road, but 

would parallel the development of the industrial estate on the other side of the 

road, limiting the effect.  The topography of the land, falling towards the road 

would also contain the development, and there would be provision of open 

space which would further soften the effect and provide a transition between 

the development and the countryside. 

22. The condition of the industrial estate was referred to in representation, and 

there are vacant plots.  However, its proximity could provide further 

employment with an increased supply of labour and the town centre is 

accessible in the other direction.  The site should be considered a sustainable 

one with ready access to services and employment. 

23. The effect on traffic was raised by residents in representation and at the 

Hearing.  During the time of the Hearing Oxford Road was closed to through 

traffic for works to be carried out and the vehicular access to the town centre 

was by a circuitous route on the by-pass.  It appeared that if the route through 

the town centre is normally used for through traffic, it would involve the single-

line working to gain access to the A4 and delays were seen here even without 

the though route being open.  It would appear doubtful whether future 

residents would head that way for a through route given the choice available.  

The appeal proposals include changes to the highway configuration to ensure a 

safe and convenient access that would not unduly affect use of the main road 

by other users. 

24. During the discussion on prematurity, which has been addressed above, the 

Town Council made a plea for time to work on the Neighbourhood Plan, and 

that an earlier decision on the proposal would prejudice that consideration, call 

into question monies spent to date and fetter proper consideration of the 

planning of the town.  Set against this argument is the Government’s policy to 
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boost significantly the supply of housing, and for housing delivery to aid the 

economy.  There is a need for housing soon, and real doubt over the timescale 

and detail of the Core Strategy and hence the Neighbourhood Plan.  Early 

decisions on this site (and the other site the subject of the Hearing) would not 

prevent the Neighbourhood Plan process from considering additional housing 

sites to those which may come forward through the Core Strategy, which is the 

role of such a neighbourhood plan and not to reduce those levels, as well as 

addressing other planning topics such as employment and the town centre. 

25. Looking at the planning balance, the proposals are acceptable in landscape, 

townscape and traffic terms.  The advantages of the scheme in providing 

housing to meet a need identified on a firm evidence base, as well as 

affordable housing, and in addressing a shortfall in housing land available now, 

carry great weight.  With regard to the presumption in favour of sustainable 

development, it is concluded that the adverse impacts of granting permission 

are very limited and do not significantly and demonstrably outweigh the 

benefits. 

Conditions and Undertakings 

26. A full set of conditions was submitted, and was discussed and agreed between 

the parties at the Hearing.  In addition to details of reserved matters, as the 

application was in outline, conditions are required to make clear the nature of 

the details to be submitted pursuant to reserved matters and regarding other 

details required prior to commencement.  A series of conditions is appropriate 

now to control phasing, access roads, parking and circulation, drainage and 

sewerage, refuse and recycling facilities, lighting, ecological impact and 

mitigation, slab levels and a construction method statement.  The reference to 

BS5837:2005 has been updated to the current 5837:2012 ‘Trees in Relation to 

Design, Demolition and Construction’.  A condition is required to ensure that 

any contamination on the site is properly deal with, and that balancing ponds 

are provided.  Finally, a condition is required to list the plans and documents 

for the reason that, otherwise than as set out in this decision and conditions, it 

is necessary that the development shall be carried out in accordance with the 

approved plans for the avoidance of doubt and in the interests of proper 

planning.  The conditions accord with the guidance in Circular 11/95 The Use of 

Conditions in Planning Permissions”. 

27. A completed Undertaking was submitted making contributions to education, 

Calne cemetery and the leisure centre, the provision and maintenance of open 

space and a play area, highways contributions and the formulation of a travel 

plan, and the delivery of affordable housing.  These provisions are required to 

make the development acceptable and to overcome the original objection of 

the Council regarding mitigation of the effects of development; the Council has 

confirmed their view that the undertaking is acceptable, without prejudice to 

their overall objection to the proposals.  In addition, the undertaking is 

acceptable in planning terms, is directly related to the development and is 

fairly and reasonably related in scale and kind to the development, and as such 

satisfies the tests in Regulation 122 of the Community Infrastructure Levy 

Regulations 2010.  Full weight can be attached to its provisions in granting 

planning permission. 
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Conclusions 

28. As set out in the planning balance above, with the use of conditions and the 

provisions of the Undertaking, the effects of the scheme are acceptable.  The 

proposals accord with advice in the Framework on the presumption in favour of 

sustainable development and there is no adverse impact that significantly and 

demonstrably outweighs the benefits of providing housing and in particular, 

affordable housing.  For the reasons given above it is concluded that the appeal 

should be allowed. 

 

S J Papworth 

 

INSPECTOR 
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ANNEX 1 

 

APPEARANCES 

 

FOR THE LOCAL PLANNING AUTHORITY: 

J Sherry for Wiltshire Council 

L Burman Wiltshire Council 

N Tiley Wiltshire Council 

R Witt Wiltshire Council 

 

FOR THE APPELLANTS: 

S Smallman PRO Vision for Hills UK Ltd 

N King Hills UK Ltd 

D Hickman Cole Easden for Hills UK Ltd 

  

T Rocke Turley Associates for C G Fry & Son Ltd 

C Cope Turley Associates for C G Fry & Son Ltd 

D Lohfink C G Fry & Son Ltd 

Marquis of Lansdowne Bowood Estate 

  

INTERESTED PERSONS  

  

Cllr A Hill Calne Town Council 

Cllr C Crisp Member Calne Area Board 

Cllr R Aylen Calne Without Parish Council 

A Henshaw Chairman CPRE North Wiltshire and Swindon 

Group 

E Holton Resident 

S Besent Resident 

  

DOCUMENTS  

 

Document 1 Housing Land Supply – Revised Assessment submitted by Council 

Document 2 Calne neighbourhood Plan Update submitted by Calne Town 

Council 

Document 3 Draft list of conditions Silver Street submitted by Council 

Document 4 Draft S106 Undertaking Silver Street submitted by C G Fry & Son 

Ltd 

Document 5 Statement of Compliance with CIL Regulation 122 Silver Street 

submitted by Council 

Document 6 Draft S106 Undertaking Oxford Road submitted by Hills UK Ltd 

Document 7 Completed S106 Undertaking Oxford Road submitted by Hills UK 

Ltd 

Document 8 e-mail stating acceptability of Oxford Road Undertaking submitted 

by Council 

Document  9 S106 Undertaking Silver Street submitted by Lord Lansdowne 

Document 10 Representation on acceptability of Silver Street Undertaking 

submitted by Council 

Document 11 Response to Document 10 submitted by C G Fry & Son Ltd 
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ANNEX 2 

CONDITIONS 

1) Details of the appearance, landscaping, layout, and scale, (hereinafter called 

"the reserved matters") shall be submitted to and approved in writing by the 

Local Planning Authority before any development begins and the 

development shall be carried out as approved. 

2) Application for approval of the reserved matters shall be made to the Local 

Planning Authority not later than three years from the date of this 

permission. 

3) The development hereby permitted shall begin not later than two years from 

the date of approval of the last of the reserved matters to be approved. 

4) No development shall commence until a scheme for the phasing of the 

residential element of the development hereby permitted has been submitted 

to and approved in writing by the Local Planning Authority. The dwellings 

shall be built and occupied in accordance with the details thereby approved. 

5) No development shall commence on site until details and samples of the 

materials to be used for the external walls and roofs have been submitted to 

and approved in writing by the Local Planning Authority as part of the 

reserved matter of appearance. Development shall be carried out in 

accordance with the approved details. 

6) Construction of the dwellings hereby permitted shall not commence until 

details of the design, external appearance and decorative finish of all railings, 

fences, gates, walls, bollards and other means of enclosure have been 

submitted to and approved in writing by the Local Planning Authority.  

Development shall be carried out in accordance with the approved details and 

the approved items be in place on individual plots prior to that dwelling being 

occupied. 

7) Pursuant to Condition 1) no development shall commence on site until a 

scheme of hard and soft landscaping has been submitted to and approved in 

writing by the Local Planning Authority, the details of which shall include: 

a)  indications of all existing trees and hedgerows on the land; 

b)  details of any to be retained, together with measures for their protection 

in the course of development; 

c)  all species, planting sizes and planting densities, spread of all trees and 

hedgerows within or overhanging the site, in relation to the proposed 

buildings, roads, and other works; 

d)  finished levels and contours;  

e)  hard surfacing materials;  

f)  minor artefacts and structures (e.g. furniture, play equipment, refuse and 

other storage units, signs, lighting etc);  

g)  Programme for implementation and maintenance. 

8) All hard and soft landscaping comprised in the approved details of 

landscaping shall be carried out in accordance with the approved 

implementation programme.  All shrubs, trees and hedge planting shall be 

maintained free from weeds and shall be protected from damage by vermin 
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and stock. Any trees or plants which, within a period of five years, die, are 

removed, or become seriously damaged or diseased shall be replaced in the 

next planting season with others of a similar size and species, unless 

otherwise agreed in writing by the Local Planning Authority. 

9) The detailed landscaping plans to be submitted pursuant to condition 8) shall 

include a plan at not less than 1:200 scale, showing the position of any trees 

proposed to be retained and the positions and routes of all proposed and 

existing pipes, drains, sewers, and public services, including gas, electricity, 

telephone and water. Notwithstanding the provisions of the Town and 

Country Planning (General Permitted Development) Order, 1995 (or of any 

Order revoking and re-enacting or amending that Order with or without 

modification), no services shall be dug or laid into the ground other than in 

accordance with the approved details. 

10) In this condition “retained tree” means an existing tree which is to be 

retained in accordance with the approved plans and particulars pursuant to 

Condition 7), and paragraphs a) and b) shall have effect until the expiration 

of five years from the first occupation or the completion of the development, 

whichever is the later. 

a) No retained tree shall be cut down, uprooted or destroyed, nor shall any 

retained tree be topped or lopped other than in accordance with the 

approved plans and particulars, without the prior written approval of the 

Local Planning Authority. Any topping or lopping approved shall be carried 

out in accordance with British Standard 3998:2010 ‘Tree Work – 

Recommendations’ 

b) If any retained tree is removed, uprooted or destroyed or dies, another 

tree shall be planted at the same place and that tree shall be of such size 

and species and shall be planted at such time, as may be specified in 

writing by the Local Planning Authority. 

c) No equipment, machinery or materials shall be brought on to the site for 

the purpose of the development, until a scheme showing the exact 

position of protective fencing to enclose all retained trees beyond the 

outer edge of the overhang of their branches in accordance with British 

Standard 5837:2012 ‘Trees in Relation to Design, Demolition and 

Construction’, has been submitted to and approved in writing by the Local 

Planning Authority and the protective fencing has been erected in 

accordance with the approved details.  

This fencing shall be maintained until all equipment, machinery and 

surplus materials have been removed from the site.  Nothing shall be 

stored or placed in any area fenced in accordance with this condition and 

the ground levels within those areas shall not be altered, nor shall any 

excavation be made, without the prior written consent of the Local 

Planning Authority. 

11) No development shall commence on site until a landscape management plan, 

including long-term design objectives, management responsibilities and 

maintenance schedules for all landscape areas (other than small, privately 

owned, domestic gardens) has been submitted to and approved in writing by 

the Local Planning Authority. The landscape management plan shall be 

carried out as approved in accordance with the approved details. 
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12) Construction of dwellings hereby permitted shall not commence until details 

of the estate roads, footways, footpaths, verges, junctions, street lighting, 

sewers, drains, retaining walls, service routes, surface water outfall, vehicle 

overhang margins, embankments, visibility splays, accesses, carriageway 

gradients, drive gradients, car parking and street furniture, including the 

timetable for provision of such works, have been submitted to and approved 

in writing by the Local Planning Authority. The dwellings shall not be first 

occupied until the items so approved have been provided in accordance with 

the approved details, unless an alternative timetable is agreed in the 

approved details. 

13) The roads, including footpaths and turning spaces, shall be constructed so as 

to ensure that, before it is occupied, each dwelling has been provided with a 

properly consolidated and surfaced footpath and carriageway to at least base 

course level between the dwelling and existing highway and shall be provided 

in a manner to avoid any upstands to gullies, covers, kerbs or other such 

obstructions. 

14) Residential elements of the development hereby permitted shall not be first 

occupied until the access, turning area and parking spaces which serve those 

dwellings have been completed in accordance with the details shown on the 

approved plans. The areas shall be retained for those purposes thereafter 

15) No dwelling on the development hereby approved shall be occupied until 

sufficient space for the parking of vehicles together with a vehicular access 

thereto has been provided in accordance with details submitted to and 

approved in writing by the Local Planning Authority. The said space shall not 

be used other than for the parking of vehicles or for the purpose of access 

16) Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 1995 (or any Order revoking or re-enacting or 

amending that Order with or without modification), the garages hereby 

permitted shall not be converted to habitable accommodation. 

17) Construction of dwellings hereby permitted shall not commence on site until 

details of the storage of refuse, including details of location, size, means of 

enclosure and materials have been submitted to and approved in writing by 

the Local Planning Authority. A dwelling shall not be first occupied until the 

approved refuse storage for that dwelling has been completed and made 

available for use in accordance with the approved details and it shall be 

retained in accordance with the approved details thereafter. 

18) No development shall commence on site until details of recycling facilities 

(including location and range of facilities) have been submitted to and 

approved in writing by the Local Planning Authority. A dwelling shall not be 

first occupied until the approved recycling facilities for that dwelling have 

been completed and made available for use in accordance with the approved 

details and they shall be retained in accordance with the approved details 

thereafter.  

19) Prior to any reserved matters approval, details of a surface water drainage 

masterplan together with a phasing scheme shall be submitted to and agreed 

in writing by the Local Planning Authority. The masterplan shall be in 

accordance with the Flood Risk Assessment and include details of the phasing 

of surface water drainage infrastructure including sustainable drainage 

techniques to be used. The development shall be implemented in accordance 
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with the approved scheme and in accordance with the approved phasing 

scheme. 

20) No development shall commence on site until details of the works for the 

disposal of sewerage, together with a phasing scheme, have been submitted 

to and approved in writing by the Local Planning Authority. No dwelling shall 

be first occupied until the approved sewerage details for that dwelling have 

been fully implemented in accordance with the approved plans and phasing 

scheme.  

21) Prior to the commencement of development approved by this planning 

permission (or such other date or stage in development as may be agreed in 

writing with the Local Planning Authority), the following components of a 

scheme to deal with the risks associated with contamination of the site shall 

each be submitted to and approved in writing by the Local Planning 

Authority:  

a) A preliminary risk assessment which has identified: 

all previous uses 

potential contaminants associated with those uses 

a conceptual model of the site indicating sources, pathways and receptors 

potentially unacceptable risks arising from contamination at the site. 

b) A site investigation scheme, based on a) to provide information for a 

detailed assessment of the risk to all receptors that may be affected, 

including those off site. 

c) The results of the site investigation and detailed risk assessment referred 

to in b) and, based on these, an options appraisal and remediation 

strategy giving full details of the remediation measures required and how 

they are to be undertaken. 

d) A verification plan providing details of the data that will be collected in 

order to demonstrate that the works set out in the remediation strategy in 

c) are complete and identifying any requirements for longer-term 

monitoring of pollutant linkages, maintenance and arrangements for 

contingency action. 

Any changes to these components require the express consent of the Local 

Planning Authority. The scheme shall be implemented as approved. 

22) If, during development, contamination not previously identified is found to be 

present at the site then no further development (unless otherwise agreed in 

writing with the Local Planning Authority) shall be carried out until the 

developer has submitted, and obtained written approval from the Local 

Planning Authority for a remediation strategy detailing how this unsuspected 

contamination shall be dealt with. The remediation strategy shall be 

implemented as approved.  

23) No development shall commence on site until details of the balancing ponds 

shown on the approved plans have been submitted to and approved in 

writing by the Local Planning Authority; subsequently the scheme shall be 

constructed and be available for use in accordance with the approved details 

prior to the development being first occupied. 

24) Prior to submission of any reserved matters application for the site an 

Ecological Management Plan shall be submitted to and approved in writing by 
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the Local Planning Authority.  The Ecological Management Plan shall include 

details of: 

a) Updated habitat and mycology surveys, undertaken at an appropriate 

time of year. 

b)  Sensitive construction methods to avoid damage to existing habitat 

features and protected species. 

c) Creation and establishment of new habitat features within areas of public 

open space. 

d) Long-term management of new and existing habitat features. 

e)  The number, design and location of bat and bird boxes within the scheme. 

Any reserved matters application shall be in accordance with measures set 

out in the approved Ecological Management Plan.  Upon commencement of 

development all aspects of the approved plan shall be implemented in full, 

unless otherwise agreed in writing by the Local Planning Authority. 

25) No development shall commence on site until details of the proposed ground 

floor slab levels have been submitted to and approved in writing by the Local 

Planning Authority. The development shall be carried out in accordance with 

the approved levels details. 

26) No development shall commence on site (including any works of demolition), 

until a Construction Method Statement, which shall include the following: 

a)  the parking of vehicles of site operatives and visitors;  

b)  loading and unloading of plant and materials;  

c)  storage of plant and materials used in constructing the development; 

d)  the erection and maintenance of security hoarding including decorative 

displays and facilities for public viewing, where appropriate; 

e)  wheel washing facilities; 

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

g)  measures for the protection of the natural environment; and 

h)  hours of construction, including deliveries. has been submitted to, and 

approved in writing by, the Local Planning Authority. 

The approved Statement shall be adhered to throughout the construction 

period. The development shall not be carried out otherwise than in 

accordance with the approved construction method statement without the 

prior written permission of the Local Planning Authority.  

27) The development hereby permitted shall be carried out in accordance with 

the following approved plans but only in respect of those matters not 

reserved for later approval; 

Plans/Dated October 2011 

1586/11/04  – Location Plan; 

3089/SK/201 - Proposed Roundabout 

3089/501/A – Indicative Surface Water Drainage Strategy 

3089/Ser/101 – Indicative Utilities Plan 
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Documents/ Dated As listed below: 

Planning Statement Oct 2011 

Design and Access Statement Oct 2011 

Arboricultural Report Sept 2011 

Archaeological Report Oct 2011 

Phase 1 Environmental Investigation Oct 2011 

Flood Risk Assessment Oct 2011 

Landscape & Visual Appraisal and Landscape Strategy Oct 2011 

Transport Assessment July 2011 

Residential Travel Plan July 2011 

Foul Surface and Water Drainage Assessment July 2011 

Infrastructure Services Report Nov 2010 

Waste Audit Oct 2011 

Sustainable Design Report Oct 2011 

Ambient Noise Assessment Oct 2011 

Statement of Community Involvement Oct 2011 

Topographical Survey 

Plans/Dated: 25/05/12 

28357-01- Calne masterplan 1-1000 RevD – Revised Illustrative Layout 

Masterplan 

Documents/Dated: 25/5/12 

Chalkhill Environmental Consultants Great Crested Newt Surveys 

 


